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1 Introduction 
The City of Highland (Lead Agency) received an application from Crow Holdings Industrial (applicant) 
for the construction of a 146,670-square foot industrial building which includes 6,000-square foot of 
office/mezzanine space) on approximately 6.93 net acres of land in the City of Highland, California. The 
application includes a Conditional Use Permit (CUP 22-005), Major Design Review (DRA22-011), Major 
Variance (VAR22-004), and Tentative Parcel Map (TPM22-008) applications. The approval of the 
application constitutes a project that is subject to review under the California Environmental Quality Act 
(CEQA) 1970 (Public Resources Code §§ 21000, et seq.), and the CEQA Guidelines (14 California 
Code of Regulations §§ 15000, et. seq.).  
 
This Initial Study was prepared to assess the short-term, long-term, and cumulative environmental 
impacts resulting from the proposed project. This report was prepared to comply with CEQA Guidelines 
§ 15063, which sets forth the required contents of an Initial Study. These include: 
 
Á A description of the project, including the location of the project (See Section 2); 
Á Identification of the environmental setting (See Section 2.10); 
Á Identification of environmental effects by the use of a checklist, matrix, or other methods, 

provided that entries on the checklist or other form are briefly explained to indicate that there is 
some evidence to support the entries (See Section 4); 

Á Discussion of ways to mitigate significant effects identified, if any (See Section 4); 
Á Examination of whether the project is compatible with existing zoning, plans, and other 

applicable land use controls (See Section 4.11); and 
Á The name(s) of the person(s) who prepared or participated in the preparation of the Initial Study 

(See Section 5). 
 

1.1 ï  Purpose of CEQA 

CEQA § 21000 of the California Public Resources Code provides as follows:  
 
The Legislature finds and declares as follows: 
 
a)  The maintenance of a quality environment for the people of this state now and in the future, is a 

matter of statewide concern. 
b)  It is necessary to provide a high-quality environment that at all times is healthful and pleasing to the 

senses and intellect of man. 
c)  There is a need to understand the relationship between the maintenance of high-quality ecological 

systems and the general welfare of the people of the state, including their enjoyment of the natural 
resources of the state. 

d)  The capacity of the environment is limited, and it is the intent of the Legislature that the government 
of the state take immediate steps to identify any critical thresholds for the health and safety of the 
people of the state and take all coordinated actions necessary to prevent such thresholds being 
reached. 

e)  Every citizen has a responsibility to contribute to the preservation and enhancement of the 
environment. 

f)  The interrelationship of policies and practices in the management of natural resources and waste 
disposal requires systematic and concerted efforts by public and private interests to enhance 
environmental quality and to control environmental pollution. 

g)  It is the intent of the Legislature that all agencies of the state government which regulate activities 
of private individuals, corporations, and public agencies which are found to affect the quality of the 
environment, shall regulate such activities so that major consideration is given to preventing 
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environmental damage while providing a decent home and satisfying living environment for every 
Californian. 

 
The Legislature further finds and declares that it is the policy of the state to: 
 
h) Develop and maintain a high-quality environment now and in the future, and take all action 

necessary to protect, rehabilitate, and enhance the environmental quality of the state. 
i) Take all action necessary to provide the people of this state with clean air and water, enjoyment of 

aesthetic, natural, scenic, and historic environmental qualities, and freedom from excessive noise. 
j) Prevent the elimination of fish or wildlife species due to man's activities, ensure that fish and wildlife 

populations do not drop below self-perpetuating levels, and preserve for future generations 
representations of all plant and animal communities and examples of the major periods of California 
history. 

k) Ensure that the long-term protection of the environment, consistent with the provision of a decent 
home and suitable living environment for every Californian, shall be the guiding criterion in public 
decisions. 

l) Create and maintain conditions under which man and nature can exist in productive harmony to 
fulfill the social and economic requirements of present and future generations. 

m) Require governmental agencies at all levels to develop standards and procedures necessary to 
protect environmental quality. 

n) Require governmental agencies at all levels to consider qualitative factors as well as economic and 
technical factors and long-term benefits and costs, in addition to short-term benefits and costs, and 
to consider alternatives to proposed actions affecting the environment. 

 
A concise statement of legislative policy, with respect to public agency consideration of projects for 
some form of approval, is found in CEQA § 21002, quoted below: 
 

The Legislature finds and declares that it is the policy of the state that public agencies should not 
approve projects as proposed if there are feasible alternatives or feasible mitigation measures 
available which would substantially lessen the significant environmental effects of such projects, and 
that the procedures required by this division are intended to assist public agencies in systematically 
identifying both the significant effects of proposed projects and the feasible alternatives or feasible 
mitigation measures which will avoid or substantially lessen such significant effects. The Legislature 
further finds and declares that in the event that specific economic, social, or other conditions make 
infeasible such project alternatives or such mitigation measures, individual projects may be approved 
in spite of one or more significant effects thereof. 

 

1.2 ï  Public Comments 

Comments from all agencies and individuals are invited regarding the information contained in this Initial 
Study. Such comments should explain any perceived deficiencies in the assessment of impacts in the 
Initial Study. To request an appointment to review these materials, please contact: 
 

Ash Syed, Associate Planner 
City of Highland, Planning Department 

27215 Base Line 
Highland, California 92346 

909-864-6861 
 
All written comments received during the 30-day public review period for the Initial Study/Mitigated 
Negative Declaration will be considered by the City of Highland prior to adoption.
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2 Project Description 

2.1 ï  Project Title 

Highland West Industrial Building Project   
 

2.2 ï  Lead Agency Name and Address 

City of Highland  
Planning Department 
27215 Base Line 
Highland, California 92346 
909-864-6861 
 

2.3 ï  Contact Person and Phone Number 

Ash Syed, Associate Planner  
909-864-6861, ext. 210 
 

2.4 ï  Project Location 

The project site is located on the southeast corner of Central Avenue and 5th Street in the City of 
Highland, California. (See Exhibit 1 Project Location Map). The surrounding uses include industrial uses 
north of the project site, business park to the east and west, and the San Bernardino International Airport 
to the south.  
 

¶ Latitude 34° 06ô 27ò North, Longitude 117° 13ô 01ò West  

¶ APNs #1192-631-01, -02, -03, -04, -05, -06, -15, -16, -17,-18, and -19 
 

2.5 ï  Project Sponsorôs Name and Address 

Philip J. Prassas, Vice President 
CHIPT Highland 210, L.P.  
527 W. 7th Street, Suite 200  
Los Angeles, CA 90014   
 

2.6 ï  General Plan Land Use Designation 

Business Park 
 

2.7 ï  Zoning District 

Business Park (BP) 
 

2.8 ï  Project Description 

The project includes development of an industrial building, mezzanine, and associated parking and 
landscaping on a 6.93 net acre site on the southeast corner of Central Avenue and 5th Street in the City 
of Highland, California. (APNs #1192-631-01, -02, -03, -04, -05, -06, -15, -16, -17,-18, and -19) (see 
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Exhibit 2 and 3, Site Plan and Project Elevations). The proposed industrial facility building will be 
140,670 square feet with 6,000 square feet of mezzanine/office totaling 146,670 square feet. 
 
Architecture 
 
The proposed building will consist of concrete tilt-up construction with painted and scored accents.  The 
design will provide glazing and colors to provide relief along the length of the building. The elevations 
will utilize a combination of materials and colors. The main colors of the building will be Gray Screen, 
Network Gray, and Software with accents of Pure White with Blue reflective glazing on the wall panels. 
The building corners and office areas will include Blue reflective glazing, Black anodized mullions, and 
high gloss Web Gray and Black metal canopies to provide an attractive facility.   
 
Landscaping 
 
Landscaping is along 5th Street and Central Avenue on the front setbacks, on all sides of the site, 
adjacent to the building on the north, south, and west sides, and throughout the parking areas.  
 
The Landscape minimum requirement is 10%. The project provides 15.0% square feet or 23,723 square 
feet of landscaping on the Building site. 
 
Fencing 
 
The proposed project includes 10-foot high concrete screen walls that will match the paint and color 
variations of the industrial  building on either side of the truck entry driveways. An 8-foot black tube steel 
fence will run alongside the eastern border of the property along the parking stalls. The truck courts will 
have 8-foot mechanical sliding gates.  
 
Circulation ï Access and On-Site  

Access to the site will be from the I-210 and SR-30 freeway exiting at 5th Street and traveling west on 
5th Street or access south to Palm Avenue and west on 3rd Street to Central Avenue.   
 
Access to the project is provided as noted:  
 

Automobiles 
Á Two (2) driveways will be on the west side of the site on Central Avenue 
Á One (1) driveway will be on the south side of the site on 3rd Street  

 
Trucks 
Á One (1) driveway will be on the north side of the site on 5th Street 
Á One (1) driveway will be on the south side of the site on 3rd Street  

 
Emergency vehicle access is provided around the building with a 24-foot fire lane. 
 
Drainage 
 
The proposed project will include an on-site stormwater infiltration system. There are five distinct 
drainage areas on site that will collect runoff; runoff collected on site through multiple drainage areas 
and infiltration systems will be conveyed to the Cityôs storm drainage system. Two drainage areas on 
the west and easterly sides of the building along 3rd Street direct surfaces flows to inlets, where runoff 
is collected in an underground infiltration systems. Runoff exceeding the capacity of these infiltration 
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systems will be directed to a new connected 3rd Street storm drain line. In addition, hydrodynamic 
separators are proposed as pre-treatment Best Management Practices (BMPs), located upstream of 
the underground infiltration systems. There are an additional three ñself-treatingò drainage areas on 5th 
Street, Central Avenue, and 3rd Street; that outlet excess runoff onto the gutters of their respective 
street. Structural and non-structural BMPs will be utilized in the landscaped areas on the project site.  
 
Building Operations 
 
The industrial building is designed for storage and transportation uses; however, end users have not 
been identified at this time. As such, details about the future operation of the facilities are not currently 
available. The applicant requests approval of 24-hour day, 7 days per week operational schedule to 
provide maximum flexibility for future users. 
 
Construction Schedule 
 
Construction of the proposed Project would last approximately 12 months.  
 

2.9 ï  Surrounding Land Uses 

The proposed project site is surrounded by industrial uses to the north, planned development followed 
by single family residential land uses to the northwest, and business park uses to the east and west. 
There are single-family residences located in the industrial zoned land across West 5th Street, 
multifamily residences in the planned development land use northwest of the site across the intersection 
of West 5th Street and Central Avenue, and single-family residences located across West 5th Street and 
Central Avenue. Highland Community Park is located north of the project site, and Highland Head Start 
preschool is located west of the site, across Central Avenue. To the east are equipment storage and 
automotive retail spaces, and to the south is the San Bernardino International Airport. Surrounding uses 
are summarized in Table 2 (Surrounding Land Uses). 
 

Table 2 
Surrounding Land Uses 

Direction General Plan Designation Zoning District Existing Land Use 

Project Site BP ï Business Park Business Park (BP) Light Industrial 

North I ï Industrial Industrial (I) Vacant/Residential 

South Airport Airport Airport 

East BP ï Business Park Business Park (BP) Commercial/Residential 

West BP ï Business Park Business Park (BP) Restaurant/Retail 

 

2.10 ï  Environmental Setting 

The project is located on an irregularly shaped property approximately 6.93 + acres in size in a 
developed area of the City of Highland, California. There are numerous parcels on the property 
developed for various uses including truck parking facilities, light industrial uses, and equipment 
storage, and some vacant lots. Buildings on the property range in size from 1,000 square feet  to 3,000  
square feet with the majority of buildings being single-story structures made from either wood frames 
and stucco construction or steel frames and metal panel construction. There is some exposed soil on 
site with moderate grass and weed growth. Pavement on the property is in poor condition with cracking 
throughout. There are medium to large-sized trees distributed throughout the property. The project site 
is flat, with an approximate elevation of 1,159 feet above mean sea level (AMSL). The overall site slopes 
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downward to the west at a gradient of less than 2% +. The project site is roughly 1.4 miles west from 
State Route 210, 5.1 miles east of Interstate 215, and 4.2 miles north of Interstate 10.  
 

2.11 ï  Required Approvals 

Various permits, approvals, and actions by the City of Highland and various public agencies may be 
required to execute and implement the proposed project. The permits from the lead agency that are 
necessary include:  
 

¶ Conditional Use Permit: CUP 22-005 

¶ Major Design Review: DRA 22-011 

¶ Major Variance: VAR 22-004 

¶ Tentative Parcel Map: TPM 22-008 
 

2.12 ï  Other Public Agency Whose Approval is Required 

¶ Federal Aviation Administration 

¶ City of Highland ï Public Works Department 
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Exhibit 1 
Regional Context Map 
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Exhibit 2 
Project Vicinity Map 
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Exhibit 3 

Conceptual Site Plan 
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3 Determination 
3.1 ï  Environmental Factors Potentially Affected 

The environmental factors checked below would be potentially affected by this project, involving at least 
one impact that is a óPotentially Significant Impactô as indicated by the checklist on the following pages. 
 

Ǐ Aesthetics  Ǐ Agriculture Resources  Ǐ Air Quality 

Ǐ Biological Resources Ǐ Cultural Resources  Ǐ Energy 

Ǐ Geology /Soils Ǐ 
Greenhouse Gas 
Emissions Ǐ 

Hazards & Hazardous 
Materials  

Ǐ 
Hydrology / Water 
Quality Ǐ Land Use / Planning Ǐ Mineral Resources 

Ǐ 
Noise Ǐ 

Population / Housing Ǐ 
Public Services 

Ǐ Recreation Ǐ Transportation/Traffic Ǐ 
Tribal Cultural 
Resources 

 Ǐ 
Utilities / Service 
Systems Ǐ Wildfire Ǐ 

Mandatory Findings of 
Significance 

 

3.2 ï  Determination  

Ǐ 

 
I find that the proposed project COULD NOT have a significant effect on the environment, and a 
NEGATIVE DECLARATION will be prepared. 

 

 
I find that although the proposed project could have a significant effect on the environment, there will 
not be a significant effect in this case because revisions in the project have been made by or agreed 
to by the project proponent. A MITIGATED NEGATIVE DECLARATION will be prepared. 

Ǐ 

 
I find that the proposed project MAY have a significant effect on the environment, and an 
ENVIRONMENTAL IMPACT REPORT is required. 

Ǐ 

 
I find that the proposed project MAY have a ópotentially significant impactô or ópotentially significant 
unless mitigatedô impact on the environment, but at least one effect 1) has been adequately analyzed 
in an earlier document pursuant to applicable legal standards, and 2) has been addressed by 
mitigation measures based on the earlier analysis as described on attached sheets. An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the effects that remain 
to be addressed. 

Ǐ 

 
I find that although the proposed project could have a significant effect on the environment, because 
all potentially significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE 
DECLARATION pursuant to applicable standards, and (b) have been avoided or mitigated pursuant 
to that earlier EIR or NEGATIVE DECLARATION, including revisions or mitigation measures that are 
imposed upon the proposed project, nothing further is required. 

 
 
  
Name: Ash Syed, Associate Planner 

 
 
  
Date 

 



Project Description 

Highland West Industrial Facility Project (13754) 17 
City of Highland 

 
 
 
 
 
 
 
 
 
 
 

This Page Intentionally Left Blank 



 
 

Highland West Industrial Facility Project (13754) 18 
City of Highland 

4 Evaluation of Environmental Impacts  
 
4.1 ï  Aesthetics 

Except as provided in Public Resources Code Section 21099, would the project: 

 
 Potentially 

Significant 
Impact 

Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect 
on a scenic vista? Ǐ Ǐ  Ǐ 

b) Substantially damage scenic 
resources, including, but not 
limited to, trees, rock 
outcroppings, and historic 
buildings within view from a state 
scenic highway? 

Ǐ Ǐ Ǐ  

c) In non-urbanized areas, 
substantially degrade the existing 
visual character or quality of public 
views of the site and its 
surroundings? (Public view are 
those that are experienced from 
publicly accessible vantage point). 
If the project is in an urbanized 
area, would the project conflict 
with applicable zoning and other 
regulations governing scenic 
quality? 

Ǐ Ǐ  Ǐ 

d) Create a new source of substantial 
light or glare which would 
adversely affect day or nighttime 
views in the area? 

Ǐ Ǐ  Ǐ 

 
a) Less than Significant Impact. Scenic vistas can be impacted by development in two ways. First, 
a structure may be constructed that blocks the view of a vista. Second, the vista itself may be altered 
(i.e., development on a scenic hillside). Scenic vistas can generally be defined as natural landscapes 
that form views of unique flora, geologic, or other natural features that are generally free from urban 
intrusions. Typical scenic vistas include views of mountains and hills, large, uninterrupted open spaces, 
and waterbodies. Scenic vistas generally play a large role in the way a community defines itself and 
effects development patterns as projects are designed to take advantage of viewsheds.  
 
The City of Highland sits at the southern foot of the San Bernardino Mountains, offering a visual 
backdrop visible from all areas of the City. New developments have the potential to block views of the 
mountains if building heights are too high. View preservation is vital to maintaining Highlandôs character, 
and as such is incorporated into the Cityôs General Plan. Goal 5.1 of the Conservation and Open Space 
Element sets policies in place to maintain and create vistas throughout the city to enhance the visual 
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experience of Highland. The project site is located in a developed area of Highland zoned as Business 
Park (BP). Business Park zoning allows for a building height of 35-feet, therefore a major variance is 
being applied for the industrial facility to have a building height of 45ô-6ò feet. Business Park zoning 
allows for industrial facility construction, and as such the proposed project will not be stand out amongst 
the surrounding visual character of the area. The project will not interfere with any Federal Aviation 
Authority (FAA) or San Bernardino International Airport Authority (SBIAA) height requirements. The 
project will not interfere with visual access to Highlandôs scenic vistas. The project is located in an 
urbanized area, and fits the zoning designated by the City. Although the proposed height of the industrial 
facility would exceed Business Park zoning, the difference in height will not constitute any significant 
loss of visibility to scenic vistas as the areaôs developed industrial setting is not conducive to 
appreciating such vistas. Any impacts to the scenic vistas of Highland would be less than significant. 
 
b) No Impact. There are no historic highways on the project site, and the site is not visible to a 
designated state scenic highway as identified on the California Scenic Highway Mapping System.1 The 
nearest officially designated scenic highways are California State Route 74 in Banning, and California 
State Route 38 near Big Bear Lake; the latter starting approximately 4.7 miles southeast of the project 
site in Redlands. As of this document being written, State Route 330 in Highland has not been officially 
designated but is eligible. No impacts will occur. 

c) Less than Significant Impact. The proposed industrial facility building has been designed 
according to City design guidelines, including requirements for architectural quality, landscaping, and 
screening, and will be consistent in character and quality with surrounding developments. The 
proposed height of the industrial facility building will be greater than the building height allowed for 
Business Park zoning. The proposed building height is 45ô6ò feet, greater than the 35-foot height 
restriction for industrial facilities zoned as Business Park. A major variance is being applied for, as the 
area is urbanized, and Industrial Zoned Districts neighboring the site allow for industrial facilities to be 
50 feet tall. As such, the 45ô-6ò foot building height will not be inconsistent with other approved heights 
in the area. The project site will undergo visual changes consistent with an ongoing construction project 
and will temporarily change the visual character of the site and surrounding area. However, the project 
will not substantially degrade the existing visual character and qualities of the site and its surroundings, 
and will have a less than significant impact. 
 
d) Less than Significant Impact. Excessive or inappropriately directed lighting can adversely impact 
night-time views by reducing the ability to see the night sky and stars. Glare can be caused by 
unshielded or misdirected lighting sources. Reflective surfaces (i.e., polished metal) can also cause 
glare. Impacts associated with glare range from a simple nuisance to potentially dangerous situations 
(i.e., if glare is directed into the eyes of motorists). Sources of daytime glare are typically concentrated 
in commercial areas and are often associated with retail uses. Glare results from development and 
associated parking areas that contain reflective materials such as hi-efficiency window glass, highly 
polished surfaces, and expanses of pavement. 
 
Development of parking improvements, related lighting, and associated glare prevention will be in 
accordance with design standards in the City of Highland Municipal Code; Chapter 16.52.060 Parking 
Regulations and Chapter 16.40, General Development Standards.2 Glare is not expected to result from 
the increase in pavement or from the industrial facility building. Glare-related impacts to the nearby 
airport are not discussed in the Cityôs General Plan Airport or Public Health and Safety Elements. 
Adhering to Highland Municipal Code Standards, will ensure any impacts related to excessive or 
inappropriately directed lighting will be less than significant.  
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4.2 ï  Agriculture and Forest Resources 

In determining whether impacts to agricultural resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land Evaluation and Site Assessment Model 
(1997) prepared by the California Department of Conservation as an optional model to use in 
assessing impacts on agriculture and farmland. In determining whether impacts to forest resources, 
including timberland, are significant environmental effects, lead agencies may refer to information 
compiled by the California Department of Forestry and Fire Protection regarding the stateôs 
inventory of forest land, including the Forest and Range Assessment Project and the Forest Legacy 
Assessment project; and forest carbon measurement methodology provided in Forest Protocols 
adopted by the California Air Resources Board. Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Convert Prime Farmland, Unique 
Farmland, or Farmland of Statewide 
Importance (Farmland), as shown on the 
maps prepared pursuant to the Farmland 
Mapping and Monitoring Program of the 
California Resources Agency, to non-
agricultural use? 

Ǐ Ǐ Ǐ  

b) Conflict with existing zoning for 
agricultural use, or a Williamson Act 
contract? 

Ǐ Ǐ Ǐ  

c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in 
Public Resources Code section 
12220(g)), timberland (as defined by 
Public Resources Code section 4526), or 
timberland zoned Timberland Production 
(as defined by Government Code section 
51104 (g))? 

Ǐ Ǐ Ǐ  

d) Result in loss of forest land or conversion 
of forest land to non-forest use? Ǐ Ǐ Ǐ  

e) Involve other changes in the existing 
environment which, due to their location 
or nature, could result in conversion of 
Farmland to non-agricultural use or 
conversion of forest land to non-forest 
use? 

Ǐ Ǐ Ǐ  

 
a) No Impact. The California Important Farmland Finder prepared by the California Department of 
Conservation does not identify the project site as being located on prime farmland, unique farmland, or 
farmland of Statewide Importance.3 The City of Highland General Plan does identify portions of the 
eastern city for Agricultural/Equestrian uses, allowing for light agricultural activities and permits the 
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keeping of large animals. The project site is located away from any land zoned AE, and there will be no 
conversion of farmlands to non-agricultural uses, and as a result will have no impact. 
 
b) No Impact. The project site is not located on land that is used for or conflicting with nearby 
agriculturally zoned land. The project site is currently zoned Business Park (BP) which does not allow 
for agricultural uses.4 The project site is not located on a Williamson Act parcel in the County of San 
Bernardino.5 There will be no conflict with existing zoning for agricultural use or a Williamson Act 
contract, therefore there will be no impact. 
 
c) No Impact. Public Resources Code Section 12220(g) identifies forest land as land that can support 
10-percent native tree cover of any species, including hardwoods, under natural conditions, and that 
allows for management of one or more forest resources, including timber, aesthetics, fish and wildlife, 
biodiversity, water quality, recreation, and other public benefits. The project site and surrounding 
properties are not currently being managed or used for forest land as identified in Public Resources 
Code Section 12220(g). The project site is zoned as Business Park for commercial uses that include 
warehousing, office space, and light industrial uses, and as such, development of the project will have 
no impact to any timberland or forestland zoning.  
 
d) No Impact. As indicated in 4.2 c), the area is not designated as forest land; thus, there will be no 
loss of forest land or conversion of forest land to non-forest use as a result of the project. 
 
e) No Impact. The project site currently contains multiple properties with industrial uses including 
equipment and truck storage, mixed with residential uses within an urbanized environment. Zoning to 
the west and north of the site is for Business Park and Industrial uses respectively, and the San 
Bernardino International Airport is across 3rd Street to the south. None of the surrounding sites contain 
existing forest uses. The development of this proposed project would not change the existing 
environment in a manner that would result in the conversion of forest land to non-forest use. No impact 
would occur. 
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4.3 ï  Air Quality 

Where available, the significance criteria established by the applicable air quality management 
district or air pollution control district may be relied upon to make the following determinations. 
Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Conflict with or obstruct 
implementation of the applicable air 
quality plan? 

Ǐ Ǐ  Ǐ 

b) Result in a cumulatively 
considerable net increase of any 
criteria pollutant for which the 
project region is non-attainment 
under an applicable federal or state 
ambient air quality standard? 

Ǐ Ǐ  Ǐ 

c) Expose sensitive receptors to 
substantial pollutant 
concentrations? 

Ǐ Ǐ  Ǐ 

d) Result in other emissions (such as 
those leading to odors) adversely 
affecting a substantial number of 
people? 

Ǐ Ǐ  Ǐ 

 
An Air Quality and Health Risk Assessment Report (AQHRA) was prepared for the proposed project by 
MIG, Inc., dated September 2, 2022 (See Appendix A). The report estimates the potential air quality 
emissions for the proposed project and evaluates project emissions against applicable South Coast Air 
Quality Management District (SCAQMD)-recommended California Environmental Quality Act (CEQA) 
significance thresholds for construction and operation. 
 
a) Less than Significant Impact. The proposed project is within the South Coast Air Basin, which is 
under the jurisdiction of the SCAQMD. Pursuant to the methodology provided in Chapter 12 of the 
SCAQMD CEQA Air Quality Handbook, consistency with the AQMP is affirmed if the project: 
 

1. Is consistent with the growth assumptions in the AQMP; and 
2. Does not increase the frequency or severity of an air quality standards violation, or cause a new 

one. 
 

Consistency Criterion 1 refers to the growth forecasts and associated assumptions included in the 2016 
AQMP. The 2016 AQMP was designed to achieve attainment for all criteria air pollutants within the 
Basin while still accommodating growth in the region. Projects that are consistent with the AQMP growth 
assumptions would not interfere with attainment of air quality standards, because this growth is included 
in the projections used to formulate the AQMP. The proposed project is estimated to create 
approximately 45 new jobs, which would be well within the SCAG 2016 RTP/SCS growth projections 
for the County of San Bernardino.6 The proposed project is consistent with the General Plan and Zoning 
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designations, which form the basis for growth assumption accounted for in the SCAG 2016 RTP/SCS. 
Therefore, the proposed project would not exceed the growth assumptions contained in the AQMP.  
 
Consistency Criterion 2 refers to the CAAQS. In developing its CEQA significance thresholds, the 
SCAQMD considered the emission levels at which a projectôs individual emissions would be 
cumulatively considerable (SCAQMD, 2003; page D-3). As described below, the proposed project 
would not generate construction or operational emissions in excess of SCAQMD criteria air pollutant 
thresholds. For the reasons described above, the proposed Project would not conflict with the SCAQMD 
2016 AQMP. 
                      
b) Less than Significant Impact. The proposed project would generate both short-term construction 
emissions and long-term operational emissions. The projectôs potential emissions were estimated using 
CalEEMod, V. 2022.1. As described in more detail below, the proposed project would not generate 
short-term construction emission or long-term operational emissions that exceed SCAQMD-
recommended pollutant thresholds. 
 
Construction Emissions 
 
The proposed projectôs maximum daily unmitigated construction emissions are shown in Table 3. The 
construction emissions estimates incorporate measures to control and reduce fugitive dust as required 
by SCAQMD Rule 403 (see Section 3.3.3, Appendix A) and the implementation of project design 
features that reduce construction-related air pollutants (see Section 2.3.4, Appendix A). Please refer to 
Appendix A for CalEEMod output files and detailed construction emissions assumptions. 
 

Table 3: Unmitigated Construction Emissions Estimates 

Season 
Maximum Daily Emissions (lbs/day) 

ROG NOX CO SO2 PM10 PM2.5 

 Summer 2023 1.2 20.2 27.8 <0.1 1.7(A) 0.9(B) 

Winter 2023 5.7 24.1 29.1 0.1 4.4(C) 2.2(D) 

SCAQMD CEQA Threshold 75 100 550 150 150 55 

Threshold Exceeded? No No No No No No 

Source: MIG, 2022 (see Appendix A) and SCAQMD 2019b. 

(A) PM10 emissions estimates include both exhaust (0.8 lbs/day) and dust (1.2 lbs/day) emissions. Fugitive dust emissions include 
application of control measures as required by SCAQMD Rule 403, including watering exposed areas two times (2x) daily and cleaning 
paved roads. Totals may not equal due to rounding. 

(B) PM2.5 emissions estimates include both exhaust (0.7 lbs/day) and dust (0.3 lbs/day) emissions. Fugitive dust emissions include 
application of fugitive dust control measures as required by SCAQMD Rule 403, including watering exposed areas two times (2x) daily. 
Totals may not equal due to rounding. 

(C) PM10 emissions estimates include both exhaust (0.9 lbs/day) and dust (3.8 lbs/day) emissions. Fugitive dust emissions include 
application of control measures as required by SCAQMD Rule 403, including watering exposed areas two times (2x) daily and cleaning 
paved roads. Totals may not equal due to rounding. 

(D) PM2.5 emissions estimates include both exhaust (0.8 lbs/day) and dust (1.6 lbs/day) emissions. Fugitive dust emissions include 
application of fugitive dust control measures as required by SCAQMD Rule 403, including watering exposed areas two times (2x) daily. 
Totals may not equal due to rounding. 

 
As shown in Table 3, the proposed projectôs maximum daily unmitigated construction emissions would 
be below the SCAQMDôs regional pollutant thresholds for all pollutants. Thus, the proposed project 
would not generate construction-related emissions that exceed SCAQMD CEQA thresholds. 
 
 



Evaluation of Environmental Impacts  

24 Initial Study and Mitigated Negative Declaration 
 Admin Draft November 2022 

Operational Emissions 
 
The proposed projectôs maximum daily unmitigated operational emissions, as estimated using 
CalEEMod V.2022.1 are shown in Table 4. The project emissions presented are for the proposed 
projectôs first full year of operation, which is presumed to be 2024. As shown in Table 4, the proposed 
projectôs maximum daily unmitigated operational emissions would be below the SCAQMDôs regional 
pollutant thresholds for all pollutants. 
 

Table 4: Unmitigated Operational Emissions Estimates (Year 2024) 

Source 
Maximum Daily Pollutant Emissions (Pounds Per Day)(A) 

ROG NOx CO SO2 PM10 PM2.5 

Project Emissions 

Area 0.2 <0.1 0.3 <0.1 <0.1 <0.1 

Energy <0.1 <0.1 <0.1 <0.1 <0.1 <0.1 

Mobile 1.0 12.3 16.0 0.11 2.5 0.7 

Off-Road 0.0 7.9 79.2 0.0 0.0 0.0 

Site Subtotal 1.2 20.3 95.6 0.1 2.5 0.7 

Existing Site Emissions 

Area 0.4 <0.1 0.4 <0.1 <0.1 <0.1 

Energy <0.1 0.1 0.1 <0.1 <0.1 <0.1 

Mobile 0.6 1.2 6.5 <0.1 0.5 0.1 

Off-Road 0.0 1.8 17.6 0.0 0.0 0.0 

Total Existing Site Emissions 1.0 3.1 24.6 <0.1 0.5 0.1 

Total Net Change 

Total Project Emissions(B) 0.2 17.2 71.0 <0.1 2.0 0.6 

SCAQMD CEQA Threshold 55 55 550 150 150 55 

Threshold Exceeded? No No No No No No 

Source: MIG, 2022 (See Appendix A) and SCAQMD, 2019b.(A) Maximum daily ROG, and CO occur during the summer. Maximum daily 

NOX emissions occur during the winter. Summer 2023 and Winter 2023 have the same maximum daily SOX, PM10, and PM2.5 emissions.  See 
Appendix A. 

(B) Totals may not equal due to rounding. 

 
In developing its CEQA significance thresholds, the SCAQMD considered the emission levels at which 
a projectôs individual emissions would be cumulatively considerable (SCAQMD, 2003; page D-3). As 
described above the proposed projectôs construction and operational emissions would be below 
applicable SCAQMD regional thresholds for criteria air pollutants. Therefore, the proposed project 
would not result in a cumulatively considerable increase in criteria air pollutants, impacts would be less 
than significant.  
 
c) Less than Significant Impact. The proposed project would generate both short-term construction 
emissions and long-term operational emissions that could impact sensitive residential receptors located 
near the project; however, as described in more detail below, the proposed project would not generate 
short-term or long-term emissions that exceed SCAQMD-recommended localized significance 
thresholds or result in other substantial pollutant concentrations. 
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Construction Emissions 
The proposed projectôs maximum daily construction emissions are compared against the SCAQMDôs-
recommended LSTs in Table 5. The LSTs are for SRA 34 (Central San Bernardino Valley) in which the 
proposed project is located. Construction emissions were estimated against the SCAQMDôs thresholds 
for a 5-acre project size. A receptor distance of 25 meters was used to evaluate impacts at sensitive 
receptor locations for construction activities. This is considered to be a conservative approach, since 
the project would involve grading / site disturbance of approximately 6.93 acres, which is more than 5 
acres. 
 

Table 5: Construction Emissions Localized Significance Thresholds Analysis 

Construction Phase 
Maximum On-Site Pollutant Emissions (lbs/day)(A) 

NOx CO PM10 PM2.5 

Demolition  21.0 27.1 0.9 0.8 

Site Preparation  24.0 28.3 0.9 0.8 

Grading  15.5 20.7 3.4 1.9 

Trenching 2.9 3.5 0.1 0.1 

Building Construction (Foundation) 9.2 11.3 0.4 0.3 

Building Construction (Vertical) 9.8 11.0 0.4 0.3 

Building Construction (MEP/Other) 1.5 1.6 0.1 0.1 

Paving 2022 8.3 10.7 0.4 0.3 

Architectural Coating 2022 0.9 1.2 <0.1 <0.1 

Total Emissions  93.1 115.4 6.6 4.6 

SCAQMD LST Threshold  270 1,746 14 8 

Threshold Exceeded? No No No No 
Source: MIG, 2022 (See Appendix A) 
(A) Emissions presented are worst-case emissions and may reflect summer or winter emissions levels.  

 
As shown in Table, emissions from construction activities at the project site will not exceed the 
SCAQMDôs-recommended LSTs for SRA 23.  
 
Operational Emissions 
 
The proposed projectôs maximum daily operational emissions are compared against the SCAQMDôs-
recommended LSTs in Table. The LSTs are for SRA 34 (Central San Bernardino Valley) in which the 
proposed project is located. The operational emissions from on-site area, mobile, and off-road 
emissions sources were estimated against the SCAQMDôs thresholds for a 5-acre project size. A 
receptor distance of 25 meters was used to evaluate impacts at sensitive receptor locations for 
operational activities. 
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Table 6: Operational Emissions Localized Significance Thresholds Analysis 

Operational Emission Source 
Maximum On-Site Pollutant Emissions (lbs/day)(A) 

NOx CO PM10 PM2.5 

Project Emissions 

Area <0.1 0.3 <0.1 <0.1 

Energy <0.1 <0.1 <0.1 <0.1 

Mobile(B) 1.8 2.4 0.4 0.1 

Site Subtotal 1.9 2.7 0.4 0.1 

Existing Site Emissions 

Area <0.1 0.4 <0.1 <0.1 

Energy 0.1 0.1 <0.1 <0.1 

Mobile(B) 0.2 1.0 0.4 0.1 

Total Existing Site Emissions 0.3 1.5 0.5 0.1 

Total Net Change 

Total On-Site Emissions 1.6 1.2 -0.1 0.0 

SCAQMD LST Threshold 270 1,746 4 2 

Threshold Exceeded? No No No No 

Source: MIG, 2022 (See Appendix A) 

(A) Emissions presented are worst-case emissions and may reflect summer or winter emissions levels.  

(B) Mobile source emissions are from Table 4. Total on-site mobile source emissions were presumed to be equal to 
15% of total mobile emissions estimates.  

 
 
As shown in Table 6, emissions from operational activities at the project site will not exceed the 
SCAQMDôs-recommended LSTs for SRA 34.  
 
Additionally, the proposed project would add approximately 105 new vehicle trips (202 PCE trips) to the 
local roadway infrastructure per day, with 13 and 11 PCE trips added during the AM and PM peak hours, 
respectively (Urban Crossroad 2022).i The project is not located in an area where hourly or daily traffic 
volumes are anywhere close to 44,000 vehicles per hour, the BAAQMD screening threshold, or 100,000 
vehicles per day. Furthermore, the project would not add enough trips to result in these hourly or daily 
traffic volumes either. The proposed project would not cause intersection volumes to exceed any daily 
(100,000) or hourly (44,000) screening vehicle volumes maintained by the SCAQMD and other regional 
air districts and, therefore, would not result in significant CO concentrations.  
 

 
 
 
i PCE trips reflect the impact of large trucks, buses, and recreational vehicles on traffic flow. By their size 

alone, these vehicles occupy the same space as two or more passenger cars. In addition, the time it takes for 

them to accelerate and slow down is much longer than for passenger cars, and varies depending on the type 
of vehicle and number of axles. A PCE factor of 1.5, 2.0, and 3.0 was applied to the 2 - , 3 - , and 4 -axle trucks, 
respectively, that were associated with the proposed Project (Urban Crossroads 2022).    



Evaluation of Environmental Impacts 
 

Highland West Industrial Facility Project (13754) 27 
City of Highland 

Toxic Air Contaminant Emissions/Health Risk Assessment 
 
Sensitive receptors are located north and west of the project site. Project-related construction activities 
would emit PM10 from equipment exhaust. The operation of trucks during operation of the proposed 
project would also generate PM10 from equipment exhaust during idling and truck operation. 
 
The predicted locations of the annual, unmitigated point of maximum impact (PMI), the maximally 
exposed individual resident receptor (MEIR), and maximally exposed student receptor (MESR) for DPM 
exposure during construction are shown in Exhibit 4, along with contours of pollutant concentrations in 
proximity of the project site. The predicted PMI is located east of the project site, on a section of the 
adjacent lot that is north of the tavern and south of the crematorium. Since the PMI for DPM exposure 
is located on land that is not occupied by a receptor on a permanent basis, lifetime excess cancer risks 
and chronic non-cancer health hazards, which are based on exposure to annual average pollutant 
concentrations, were not estimated for the modeled PMI location. Accordingly, health risks were 
assessed at the modeled residential MEIR location, which is located north of the Project site at 27014 
West 5th Street. The HRA for residential receptors evaluated worst-case carcinogenic and non-
carcinogenic risks to child (3rd trimester, 0-2 years, and 2-16 years) and adult (16-30 years and 30-70 
years) receptors.  
 
Potential health risks were also assessed for student receptors at Highland Head Start, west of the 
project site. The calculated, maximum unmitigated construction risks would be approximately 6.4 
excess cancers in a million in Year 1, which corresponds to child receptors that are less than two years 
old at the start of construction activities. See Appendix A for risks to all age groups. In addition to 
construction activities, the proposed project would also generate DPM once operational from diesel 
truck trips to and from the site, as well as their on-site idling. An operational HRA was conducted to 
evaluate the potential health risks posed by these activities. Whereas construction activities would only 
last approximately one year, the proposed projectôs operational activities would continue to occur year 
after year until the project site is redeveloped or utilized for purposes other than warehousing. Health 
risks from construction and operational activities are presented in Table 7 for the MEIR and MESR.  
 

Table 7: Unmitigated Cancer Risk at PMI, MEIR, and MESR 

Receptor  
UTM Location 

Annual Average DPM 
Concentration (µg/m3)(A) 

Excess Cancer Risk 

(per million population) 

Easting Northing Construction Operational Construction Operational Total(B) 

PMI(C) 480098.47 3774118.22 0.16225 0.00248 -- -- -- 

MEIR 480145.05 3774199.61 0.03894 0.00101 6.4 0.6 7.0 

MESR 479926.65 3774131.09 0.05946 0.00036 2.6 0.0 2.7 

Source: MIG, 2022 (see Appendix C) 

(A) The annual average DPM operational concentration is based on the first full year of operation (Year 2).  
(B) Totals may not equal due to rounding. 
(C) The PMI is located at the adjacent commercial property, which is not occupied by a long-term sensitive receptor. 

 
The average cancer risk based on the lifetime exposure scenario (70 years), is 3.21E-06 (approximately 
3.21 cases per million people). The product of cancer risk and the estimated population (529) is 
0.001696 and does not exceed the SCAQMD threshold of 0.5 excess cancer cases. Additionally, the 
maximum annual average DPM concentration at any receptor location would be approximately 0.05177 
ɛg/m3, which would occur at the MESR location. Based on the chronic inhalation REL for DPM (5 ɛg/m3), 
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the calculated chronic hazard quotient during the maximum exposure to DPM concentration would be 
0.01, which is below the SCAQMDôs non-cancer hazard index threshold value of 1.0. All other receptor 
exposure scenarios would result in a non-carcinogenic hazard index less than 0.01. Exposure of 
substantial pollutant concentrations to sensitive receptors due to project construction and operations 
would be less than significant.  
 
d) Less than Significant Impact. According to the SCAQMD CEQA Air Quality Handbook, land uses 
associated with odor complaints include agricultural operations, wastewater treatment plants, landfills, 
and certain industrial operations (such as manufacturing uses that produce chemicals, paper, etc.). The 
proposed project would result in the construction of a new industrial uses that could generate odors 
related to equipment use (e.g., oils, lubricants, fuel vapors); however, these activities would generally 
be located across the road from the nearest sensitive receptors, giving potentially odorous compounds 
time and space to disperse. The activities proposed as part of the project would not generate sustained 
odors that would affect substantial numbers of people, nor nearby sensitive receptors; as such, impacts 
related to odors will be less than significant.  
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4.4 Biological Resources 

Would the project: 

 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Have a substantial adverse effect, 
either directly or through habitat 
modifications, on any species 
identified as a candidate, sensitive, 
or special status species in local or 
regional plans, policies, or 
regulations, or by the California 
Department of Fish and Game or 
U.S. Fish and Wildlife Service? 

Ǐ  Ǐ Ǐ 

b) Have a substantial adverse effect 
on any riparian habitat or other 
sensitive natural community 
identified in local or regional plans, 
policies, regulations, or by the 
California Department of Fish and 
Game or US Fish and Wildlife 
Service? 

Ǐ Ǐ Ǐ  

c) Have a substantial adverse effect 
on state or federally protected 
wetlands (including, but not limited 
to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, 
hydrological interruption, or other 
means? 

Ǐ Ǐ Ǐ  

d) Interfere substantially with the 
movement of any native resident or 
migratory fish or wildlife species or 
with established native resident or 
migratory wildlife corridors, or 
impede the use of native wildlife 
nursery sites? 

Ǐ Ǐ Ǐ  

e) Conflict with any local policies or 
ordinances protecting biological 
resources, such as a tree 
preservation policy or ordinance? 

Ǐ Ǐ  Ǐ 
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f) Conflict with the provisions of an 
adopted Habitat Conservation Plan, 
Natural Community Conservation 
Plan, or other approved local, 
regional, or state habitat 
conservation plan? 

Ǐ Ǐ Ǐ  

 
A General Biological Resources Assessment and the Burrowing Owl Survey Report of the project 
site was prepared by MIG in September 2022. The information presented is condensed from the 
Reports and is available for viewing as Appendix B and the Burrowing Owl Survey Report is in 
Appendix J.  
 
a) Less than Significant with Mitigation Incorporated. Consistent with the requirements of CEQA 
and local regulations, the significance of potential impacts is evaluated through the application of the 
significance criteria described above. The objective of the biological resources analysis is to identify 
potential adverse effects and/or significant impacts on biological resources. Avoidance is often the 
preferred approach for the management of biological resources; however, it is not always possible 
to completely avoid impacts. Recommendations to avoid or minimize impacts are identified, as 
appropriate, including procedures to be followed if significant biological resources are identified prior 
to the initiation of construction. Below are the findings of the biological report and recommendations 
where applicable.  
 
Special-Status Plants  
No special-status plant species are expected to be present on the project site due to the extent of 
current development and subsequent lack of suitable habitat; therefore, no impacts to special-status 
plants are anticipated as a result of project implementation, and no further mitigation is required. 
 
Special Status Wildlife Species 
Special-status wildlife species include those species listed as endangered or threatened under the 
Federal Endangered Species Act (FESA) or the California Endangered Species Act (CESA); 
candidates for listing by the U.S. Fish and Wildlife Services or California Department of Fish and 
Wildlife (USFWS & CDFW respectively); and species of special concern to the CDFW; and birds 
protected by the CDFW under California Fish and Game Code (CFGC) Sections 3503 and 3513. 
 
Nesting Birds 
Native and ornamental trees, as well as various other vegetation on the project site, have the potential 
to provide nesting habitat for bird species protected by the California Fish and Game Code (CFGC) 
Sections 3503 and 3513.There is potential for ground- and tree-nesting birds to establish nests on the 
project site prior any project-related construction. Construction activities including site mobilization, 
tree removal, other vegetation clearing, grubbing, grading, and noise and vibration from the operation 
of heavy equipment have the potential to result in significant direct (i.e., death or physical harm) 
and/or indirect (i.e., nest abandonment) impacts to nesting birds. The loss of an active nest of 
common or special-status bird species and/or their eggs or young as a result of project construction 
would be considered a violation of the CFGC, Section 3503, 3503.5, 3513 and therefore, would be 
considered a potentially significant impact. Implementation of Mitigation BIO-1 would be required to 
reduce impacts to nesting birds to a less than significant level.  
 
Burrowing Owl 
Pipes and other round structures present on the property provide habitat for burrowing owl. Suitable 
habitat type (Disturbed and/or Developed) for burrowing owl was also determined to be present on-
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site, and burrowing owl are known to occur less than one mile from the construction site. Construction 
activities may impact burrowing owl in a manner like those already described under ñNesting Birdsò 
for nesting birds. Mitigation BIO-2 would be required to reduce impacts to burrowing owl to a less 
than significant level (See Appendix J). 
 
Roosting Bats 
The project site provides suitable roosting (i.e., trees and abandoned structures) and foraging (i.e., 
open habitat) habitat for the rare pallid bat as well as other common bat species protected under 
California Fish and Game Code. The proposed project would include the removal of trees and 
structures that could be occupied by roosting bats. Mitigation BIO-3 would prevent potential impacts 
to roosting bats from the proposed project. 
 
No other special-status wildlife species are expected to be impacted by project construction due to 
a lack of suitable habitat and high degree of site disturbance due to existing development within and 
surrounding the project site. No impacts are expected to Critical Habitat for San Bernardino 
Kangaroo Rat (SBKR), that is adjacent to the project (see Figure 5). Per correspondence with the 
U.S. Fish and Wildlife Service (USFWS), it was determined that the existing site was ñisolatedéand 
has no direct access to either potential or known SBKR habitat,ò and that a trapping and small 
mammal report were not warranted (See Appendix B).  
 
Mitigations 
 
BIO-1 Pre-construction Surveys for Nesting Birds. Construction activities should be scheduled to 

avoid the nesting season. If construction activities are scheduled to take place outside the 
nesting season, all impacts to nesting birds protected under the MBTA and California Fish and 
Game Code would be avoided. The nesting season for most birds in San Bernardino County 
extends from February 1 through September 1. 

 
If construction activities are required to be scheduled between September 1 and January 31, 
then pre-construction surveys for nesting birds will be conducted by a qualified biologist to 
ensure that no nests would be disturbed during project implementation. These surveys will be 
conducted no more than 5 days prior to the initiation of any site disturbance activities and 
equipment mobilization, including tree, shrub, or vegetation removal, fence installation, 
grading, etc. If project activities are delayed by more than 5 days, an additional nesting bird 
survey will be performed. During this survey, the biologist will inspect all trees and other 
potential nesting habitats (e.g., trees and shrubs) in and immediately adjacent to the impact 
area for nests. Active nesting is present if a bird is building a nest, sitting in a nest, a nest has 
eggs or chicks in it, or adults are observed carrying food to the nest. The results of the surveys 
will be documented. 
 
If an active nest is found sufficiently close to work areas to be disturbed by these activities, the 
qualified biologist will determine the extent of a construction-free buffer zone to be established 
around the nest (typically up to 300 feet for raptors and up to 100 feet for other species), to 
ensure that no nests of species protected by the MBTA and California Fish and Game Code 
will be disturbed during project implementation. Within the buffer zone, no site disturbance and 
mobilization of heavy equipment, including but not limited to equipment staging, fence 
installation, clearing, grubbing, vegetation removal, demolition, and grading will be permitted 
until the chicks have fledged. 
 
A qualified biologist is an individual who has a degree in biological sciences or related 
resource management with a minimum of two seasonal years post-degree experience 
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conducting surveys for nesting birds. During or following academic training, the qualified 
biologist will have achieved a high level of professional experience and knowledge in biological 
sciences and special-status species identification, ecology, and habitat requirements. 
 

BIO-2 Pre-construction Surveys for Burrowing Owl. No more than 14 days prior to ground 
disturbance a focused survey for burrowing owl will be required to ensure take avoidance. 
Even though burrowing owls were not located as part of the general biological survey, a pre-
construction survey for burrowing owl is required because burrowing owls may encroach or 
migrate to the property at any time, and therefore steps should be taken to ensure avoidance, 
including reevaluating the locations/presence of burrowing owl or burrows. Pre-construction 
surveys shall be conducted in accordance with the survey requirements outlined in Appendix 
D of the CDFWôs Staff Report on Burrowing Owl Mitigation, dated March 7, 2012. If burrowing 
owl are found on the project site during pre-construction surveys, the biologist conducting 
surveys shall immediately contact the CDFW to develop a plan for avoidance and/or 
translocation prior to construction crews initiating any ground disturbance on the project site. 

 
BIO-3: Roosting Bats. Before the start of construction-related activities (including but not limited to 

mobilization and staging, clearing, grubbing, tree removal, vegetation removal, fence 
installation, demolition, and grading), a survey of structures and tree cavities suitable for 
roosting bats and other roost habitats should be conducted within the project footprint, 
including a 50-foot buffer, by a qualified biologist within 30 days before commencement of any 
site disturbance activities and equipment mobilization. If suitable structures, tree cavities, or 
other roost habitats are found, an emergence survey of the cavities should be conducted by a 
qualified biologist for colony bat roosts before the onset of construction-related activities. If a 
rare bat species, an occupied maternity, or a colony roost is detected, CDFW shall be 
consulted to determine appropriate measures, such as bat exclusion methods, if the roost 
cannot be avoided. The results of the surveys shall be documented. Echolocation surveys may 
be needed to verify the presence of bats, or an exclusion zone around the occupied tree may 
be recommended until bats leave the roost. The qualified bat biologist should be contacted 
immediately if a bat roost is discovered during project construction. 

 
 
b) No Impact. The biological report includes an overview of potential USACE, RWQCB, CDFW 
riparian/riverine/vernal pool jurisdictional resources. No riparian vegetation subject to regulation by 
the USACE, CDFW, or RWQCB are present on the project site. No such features were detected by 
the National Wetlands Inventory (as shown on Figure 6 of the biological report) at or near the project 
site. There will be no impacts to such resources. 
 
c) No Impact. The biological report includes an overview of potential USACE, RWQCB, CDFW 
riparian/riverine/vernal pool jurisdictional resources. No waterways or wetlands subject to regulation 
by the USACE, CDFW, or RWQCB are present on the project site. No such features were detected 
by the National Wetlands Inventory (as shown on Figure 6) at or near the project site. There is an 
ephemeral stream immediately north of the project site that terminates at a storm drain, and there is 
no evidence (e.g., watermarks, vegetation, or other characteristics) that water flows from this stream 
enter the project site. 
 
d) No Impact. Providing functional habitat connectivity between natural areas is essential to 
sustaining healthy wildlife populations and allowing for the continued dispersal of native plant and 
animal species. The regional movement and migration of wildlife species has been substantially 
altered due to habitat fragmentation over the past century. This fragmentation is most commonly 
caused by development of open areas, which can result in large patches of land becoming 
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inaccessible and forming a functional barrier between undeveloped areas. Additional roads 
associated with development, although narrow, may result in barriers to smaller or less mobile wildlife 
species. Habitat fragmentation results in isolated islands of habitat, which affects wildlife behavior, 
foraging activity, reproductive patterns, immigration and emigration or dispersal capabilities, and 
survivability. Wildlife corridors can consist of a sequence of stepping-stones across the landscape 
(i.e., discontinuous areas of habitat such as isolated wetlands), continuous lineal strips of vegetation 
and habitat (e.g., riparian strips and ridge lines), or they may be parts of larger habitat areas selected 
for its known or likely importance to local wildlife. The project site does not act as a wildlife movement 
corridor due to the current built environment as well as the presence of urban/suburban development 
surrounding the site. The project site is expected to be utilized by common, non-special-status wildlife 
for foraging and possibly breeding. However, the project site is situated in an urbanized area and 
does not represent a wildlife movement corridor as it is bound on all sides by residential and industrial 
land uses and therefore does not preclude wildlife movement in otherwise open areas. There will be 
no impacts to wildlife speciesô movement and use of wildlife corridors and nursery sites. 
 
e) Less than Significant Impact. The project will not conflict with local policies or ordinances 
protecting biological resources. Based on preliminary site plans some trees will need to be removed 
to accommodate current building designs. Such a removal will not conflict with a biological 
preservation policy or ordinance established by the City Municipal Code, impacts will be less than 
significant.  
 
f) No Impact. The purpose of the biological report is to document the existing biological resources, 
identify general vegetation types, and assess the potential biological and regulatory constraints 
associated with the proposed development within the project site. The project site is not located 
within an adopted Habitat Conservation Plan, Natural Community Conservation Plan, or other local, 
regional, or state habitat conservation plan. 
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4.4 ï   Cultural Resources 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Cause a substantial adverse change 
in the significance of a historical 
resource pursuant to '15064.5? 

Ǐ Ǐ Ǐ  

b) Cause a substantial adverse change 
in the significance of an 
archaeological resource pursuant to 
'15064.5? 

Ǐ  Ǐ Ǐ 

c) Disturb any human remains, including 
those interred outside of dedicated 
cemeteries? 

Ǐ Ǐ  Ǐ 

 
A Historical/Archaeological Resource Survey was conducted to assess possible cultural and historical 
impacts associated with the construction and operation of the project. The survey was prepared by 
CRM Tech on November 7th, 2022 and is attached as Appendix I.  
 
a) No Impact. CEQA Guidelines state the term ñhistorical resourcesò applies to resources that meet 
any of the criteria for listing on the California Register of Historical Resources.  
 

(1) Is associated with events that have made a significant contribution to the broad patterns of 
Californiaôs history and cultural heritage. 
(2) Is associated with the lives of persons important in our past. 
(3) Embodies the distinctive characteristics of a type, period, region, or method of construction, or 
represents the work of an important creative individual, or possesses high artistic values. 
(4) Has yielded, or may be likely to yield, information important in prehistory or history. (PRC 
§5024.1(c)). 

 
No potential ñhistorical resourcesò were previously recorded in and around the project area, and none 
were identified during the survey. No remains of a building built before 1938 were found, and buildings 
occupying the property date between 1978-1983, and as such do not meet the established 50-year age 
threshold for potential ñhistorical resourcesò The project would result in no adverse change in the 
significance of a historical resource as defined in CEQA Guidelines §15064.5, no impacts will occur.  
 
b) Less than Significant Impact with Mitigation Incorporated.  According to the records search and 
site visits conducted through the Survey, the project site does not include any structure that could be 
considered historic in nature. Therefore, the project would result in no adverse change in the 
significance of a historical resource as defined in CEQA Guidelines §15064.5. In the event that 
previously unknown archaeological materials are discovered, Mitigation CUL-1 has been incorporated 
to ensure that any such materials are protected until properly evaluated. As such, the project will have 
no impact on historical resources. 
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CUL-1: Buried Cultural Resources. If buried cultural materials are discovered inadvertently during 
any earth-moving operations associated with the project, all work within 50 feet of the discovery 
should be halted or diverted until a qualified archaeologist can evaluate the nature and 
significance of the finds 

 
c) Less than Significant Impact. There are no existing or known cemeteries on or adjacent to the 
project site. As a result, project implementation is not anticipated to impact human remains associated 
with a cemetery. In the event that any human remains or related resources are discovered, such 
resources would be treated in accordance with all applicable federal, state, and local regulations and 
guidelines for disclosure, recovery, relocation, and preservation, including California Health and Safety 
Code Section 7050.5, which states that no further disturbance shall occur until the county coroner has 
made a determination of origin and disposition pursuant to Public Resources Code Section 5097.98. 
Under these provisions, the coroner must be notified of the find immediately. If the remains are 
determined to be prehistoric, the coroner will notify the Native American Heritage Commission (NAHC), 
which will determine and notify a Most Likely Descendant (MLD). With the permission of the landowner 
or their authorized representative, the MLD may inspect the site of the discovery. The MLD shall 
complete the inspection within 48 hours of notification by the Native American Heritage Commission. 
Therefore, with compliance with California Health and Safety Code Section 7050.5 and Public 
Resources Code 5097.98, impacts associated with human remains would be less than significant.  
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4.5 ï  Energy 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Result in potentially significant 
environmental impact due to wasteful, 
inefficient, or unnecessary 
consumption or energy resources, 
during project construction or 
operation? 

Ǐ Ǐ  Ǐ 

b) Conflict with or obstruct a state or 
local plan for renewable energy or 
energy efficiency? 

Ǐ Ǐ  Ǐ 

 
An Energy and Greenhouse Gas Impact Analysis Report was prepared to evaluate the potential energy 
and greenhouse gas impacts associated with the construction and operation of the proposed project. 
This report is consistent with the guidance and recommendations contained in the South Coast Air 
Quality Management Districtôs (SCAQMD) California Environmental Quality Act (CEQA) Air Quality 
Handbook. The information presented below is condensed from the report prepared by MIG September 
2nd, 2022 and is attached as Appendix C. 
 
a) Less than Significant Impact. Implementation of the proposed project would result in the 
consumption of electricity, natural gas, and petroleum fuels during construction and operation of the 
business park / warehousing land uses. 
 
Electricity 
 
Construction. Electric power would be required for lighting and electronic equipment (e.g., computers) 
located in trailers used by the construction crew. In addition, the project would consume electricity 
through construction equipment (i.e. an electric generator and forklifts) and worker trips. Project 
construction is estimated to require approximately 453 kWh of electricity for construction equipment and 
1,223 kWh of electricity for worker trips. However, the electricity used would be temporary and would 
have a negligible contribution to the projectôs overall energy consumption. 
 
Operational.  During operation of the new industrial facility, the project would consume electricity from 
appliance operation, general building systems (e.g., lighting, HVAC equipment), and outdoor lighting. 
Based on estimates generated by CalEEMod, the proposed project would consume approximately 
245,021 kWh per year of electricity. The proposed project would be required to comply with the 
standards contained in the CalGreen Code (i.e., Part 11 of the Title 24 Building Code) that requires the 
industrial facility building constructed at the site meet energy efficiency standards that improve upon 
those from previous years. 
 
Electricity would also be consumed by the operation of electric vehicles by future workers and 
customers traveling to and from the site. As estimated in CalEEMod, based on the trip generation rates 
and trip distances provided for in the Urban Crossroads traffic memorandums / SCAQMD guidance 
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document, the proposed project is anticipated to generate approximately 2,307,609 VMT on an annual 
basis. The average fuel economies and vehicle fleet mix attributable to the proposed project were used 
to estimate the amount of electricity consumed from vehicle trips associated with the proposed project. 
The project is estimated to consume approximately 103,254 kWh of electricity from fuel consumption 
on an annual basis.  
 
The proposed project would also indirectly benefit from other, regulatory actions taken at the state level. 
For example, SB 100 requires 60% of the power purchased by California come from renewable sources 
by 2030. SB 100 further requires all retail electricity be carbon-free by 2045. Based on these state-wide 
mandates, electricity consumed at the site will become more and more green (e.g., not requiring the 
burning of fossil fuels), which will lead to the more efficient use of energy resources.  
 
Although electricity would increase at the site under implementation of the project, the proposed facility 
would be designed to the 2022 Title 24 Building Code standards, and benefit from other actions taken 
at the State level. Furthermore, as discussed in Section 2.3.4 of the Energy and GHG Report, the 
proposed project includes sites features that support the future installation of the electrical infrastructure 
necessary to support EV charging at truck docks in the future, which would support the transition to 
zero emission trucks / near zero emission trucks over the next few decades. For these reasons, the 
electricity consumed by the project is not considered to be inefficient or wasteful, as such, impacts will 
be less than significant. 
 
Natural Gas 
 
Construction. Natural gas consumption is not anticipated during construction of the project. Fuels used 
for construction would generally consist of diesel and gasoline, which are discussed in the next 
subsection. Any amount of natural gas that may be consumed during project construction would be 
nominal and would have a negligible contribution to the projectôs overall energy consumption. 
 
Operational. Natural gas consumption would be required during operation of the project for various 
purposes, such as hot water and building HVAC. Based on estimates generated by CalEEMod, the 
proposed project would consume approximately 167,314 kBtu per year of natural gas. Although natural 
gas consumption would increase at the site under implementation of the project, the building envelope, 
HVAC, lighting, and other systems, would likely be more efficient than other industrial facilities in the 
area, because of the energy efficiency requirements outlined in the 2022 Title 24 Building Code. For 
these reasons, the natural gas that would be consumed by the project is not considered to be inefficient 
or wasteful, and impacts will be less than significant. 
 
Diesel and Gasoline Fuel 
 
Construction. Diesel and gasoline fuels, also referred to as petroleum in this subsection, would be 
consumed throughout construction of the project. Fuel consumed by construction equipment would be 
the primary energy resource consumed over the course of construction, and VMT associated with the 
transportation of construction materials (e.g., deliveries to the site) and worker trips to and from the site 
would also result in petroleum consumption. Whereas on-site, heavy-duty construction equipment and 
delivery trucks would predominantly use diesel fuel, construction workers would generally rely on 
gasoline-powered vehicles to commute to and from the project site.  
 
The operation of heavy-duty, off-road equipment associated with project construction would consume 
approximately 21,844 gallons of diesel fuel. Worker, vendor, and hauling trips associated with project 
construction are estimated to consume approximately 5,802 and 1,333 gallons of gasoline and diesel 
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fuel, respectively. In total, project construction is estimated to require approximately 5,802 gallons of 
gasoline and 23,177 gallons of diesel total.  
 
On- and off-road petroleum-powered vehicles/equipment would be subject to various rules and 
regulations at the federal and state levels. On the federal level, on-road vehicles would be subject to 
the SAFE Vehicles Rule. On the state level, off-road equipment at the site would also be required to 
comply with CARBôs Airborne Toxic Control Measures, which restricts heavy-duty diesel vehicle idling 
to five minutes. In addition, the efficiency of petroleum use is related to numerous other state-wide 
regulations and programs, such as the LCFS (on- and off-road vehicles/equipment), ACC Program (on-
road passenger vehicles), and ACT Program (on-road trucks). In addition, on the local level (i.e., 
immediate Project-level) project design features contained in the Air Quality and Health Risk 
Assessment Report prepared for the proposed project, would require the use of later engine model 
years (i.e., equipment meeting U.S. EPA and CARB Tier III Final Emission Standards). Since petroleum 
use during construction would be temporary and is a necessary component when conducting 
development activities, it would not be wasteful or inefficient, and impacts will be less than significant. 
 
Operational. Gasoline and diesel would be consumed during operation of the proposed project. Both 
forms of petroleum fuel would be consumed from future workers and customers traveling to and from 
the site. As estimated in CalEEMod, based on the trip generation rates and trip distances provided for 
in the Urban Crossroads traffic memorandums / SCAQMD guidance document, the proposed project is 
anticipated to generate approximately 2,307,609 VMT on an annual basis. Based on the average fuel 
economies and vehicle fleet mix attributable to the proposed project, vehicle trips associated with the 
proposed project are estimated consume approximately 73,891 and 16,126 gallons of gasoline and 
diesel, respectively, on an annual basis. These fuel consumption estimates are based on vehicle 
efficiency in 2024, and would decrease in future years as trucks become more fuel efficient and ZEV 
trucks are more commonly available and used within San Bernardino County. 
 
There are numerous regulations in place that require and encourage fuel efficiency. For example, CARB 
has adopted an approach to passenger vehicles by combining the control of smog-causing pollutants 
and GHG emissions into a single, coordinated package of standards. The approach also includes efforts 
to support and accelerate the number of plug-in hybrids and ZEVs in California. In addition, per the 
requirements identified in SB 375, CARB adopted a regional goal for the SCAG region of reducing per-
capita GHG emissions from 2005 levels by 8% by 2020 and 19% by 2035 for light-duty passenger 
vehicles. The SB 375 goal would help reduce emissions from worker and customers trips at the site. 
The proposed project would also benefit from actions taken at the state level with regard to the ACT 
Program and Sustainable Freight Plan. The implementation of these programs will help reduce the 
number of diesel trucks on California roadways and improve the fuel efficiency of those diesel trucks 
that remain in operation. Accordingly, operation of the project is expected to decrease the amount of 
petroleum it consumes in the future due to advances in fuel economy. 
 
Although the project would increase petroleum use in the region during construction and operation, the 
use would be a small fraction of the statewide use and would have its overall fuel consumption decrease 
over time. As such, petroleum consumption associated with the project would not be considered 
inefficient or wasteful, and as such, impacts will be less than significant.  
 
b) Less than Significant Impact. The proposed project would not conflict with nor obstruct a state or 
local plan adopted for the purposes of increasing the amount of renewable energy or energy efficiency. 
As discussed above, the project would be subject to the California Title 24 Building Code energy 
efficiency standards for non-residential buildings, which would help reduce energy consumption. 
Equipment and vehicles associated with construction and operation of the project would also be subject 
to fuel standards at the state and federal level. The project would inherently benefit from programs 
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implemented to achieve the goals of the Sustainable Freight Plan, such as the turnover of older, less 
fuel-efficient trucks, as fuel economy standards are rolled out and ZEV trucks becomes more widely 
available and cost effective for business. The project would not conflict with nor obstruct a state or local 
plan for renewable energy or energy efficiency, impacts will be less than significant. 
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4.6 ï  Geology and Soils 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Directly or indirectly cause potential 
substantial adverse effects, including 
the risk of loss, injury, or death 
involving:  

    

i) Rupture of a known earthquake fault, 
as delineated on the most recent 
Alquist-Priolo Earthquake Fault 
Zoning Map issued by the State 
Geologist for the area or based on 
other substantial evidence of a known 
fault? Refer to Division of Mines and 
Geology Special Publication 42. 

Ǐ Ǐ  Ǐ 

ii) Strong seismic ground shaking? Ǐ Ǐ  Ǐ 

iii) Seismic-related ground failure, 
including liquefaction? Ǐ Ǐ  Ǐ 

iv) Landslides? Ǐ Ǐ Ǐ  

b) Result in substantial soil erosion or 
the loss of topsoil? Ǐ Ǐ  Ǐ 

c) Be located on a geologic unit or soil 
that is unstable, or that would become 
unstable as a result of the project, and 
potentially result in on- or off-site 
landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

Ǐ Ǐ  Ǐ 

d) Be located on expansive soil, as 
defined in Table 18-1-B of the Uniform 
Building Code (1997), creating 
substantial direct or indirect risks to 
life or property? 

Ǐ Ǐ  Ǐ 

e) Have soils incapable of adequately 
supporting the use of septic tanks or 
alternative waste water disposal 
systems where sewers are not 
available for the disposal of waste 
water? 

Ǐ Ǐ Ǐ  
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f) Directly or indirectly destroy a unique 
paleontological resource or site or 
unique geologic feature? 

Ǐ  Ǐ Ǐ 

 
A Geotechnical Investigation was prepared to evaluate the potential geological, soil, and seismic 
impacts of the proposed project, and the associated conditions of the project site. This Report is 
consistent with the guidance and recommendations contained in the California Environmental Quality 
Act. The report was prepared by Southern California Geotechnical in June of 2022 and updated August 
29th, 2022, and is available attached as Appendix G. The information presented below is provided in full 
in the aforementioned report. 
 
a.i)  Less than Significant Impact. The project site is not located in a known fault zone, however the 
City of Highland is intersected and neighbored by fault lines.7 The southern branch of the San Andreas 
fault runs through the northern portion of Highland through the San Bernardino Mountains. The project 
site is southwest of this fault zone. Additionally, the San Jacinto fault zone is located approximately 4.5 
miles southwest of the City of Highland, the project site is northeast of this fault. The project is located 
in an area subject to strong ground shaking from earthquakes, and significant damage to structures 
during a large earthquake may be unavoidable.8 Structures should be designed to resist collapse and 
provide reasonable protections from injury. Adhering to the design and repair requirements adopted 
from the 2019 California Building Code (CBC)9 will be sufficient for mitigating any potential impacts, and 
as such, impacts are determined to be less than significant. 
 
a.ii) Less than Significant Impact. The Project site is subject to ground shaking given its proximity to 
fault zones and Southern California location. Per the Cityôs General Plan, the potential for ground 
shaking and seismic-related damages are less significant the farther a development is from the San 
Andreas fault zone.10 The proposed project site is approximately 4.5 miles away from the fault line. The 
project is subject to the seismic design standards of the CBC, and while structures may be damaged 
during earthquakes, adherence to these design requirements will minimize damage to property within 
the structure, as they are designed to not collapse. The CBC is intended to provide minimum 
requirements to prevent major structural failure and loss of life. Impacts due to strong ground shaking 
would be less than significant. 
 
a.iii) Less than Significant Impact. Liquefaction is a form of ground failure that occurs when soil 
transforms from a solid state to liquefied condition due to intense seismic ground shaking. Liquefaction 
typically occurs in loose granular materials, with saturated silt and clay contents, at shallow groundwater 
tables less than 50 feet from the surface. Part of the City of Highland is susceptible to liquefaction and 
ground failure from seismically induced ground shaking. However, the Cityôs General Plan indicates 
that the project site is not located in an area with a high susceptibility to liquefaction.11 Most of Highland, 
including the project site, is located over the San Bernardino portion of the Upper Santa Ana Valley 
groundwater basin, also referred to as the Bunker Hill Subbasin.12 Groundwater wells in Highland near 
the Project site have been recorded as having a depth below ground surface between 200 and 500 feet, 
significantly deeper than lands typically susceptible to liquefaction and ground failure.13 A geotechnical 
study prepared for this project indicates that neither the project site or the subsurface boring locations 
are susceptible to liquefaction.14 Subsidence will occur in soils below the zone of removal during 
construction operations. Ground subsidence is estimated to be 0.1 feet, but the true amount will be 
variable, and is dependent on the type of construction machinery used and its frequency of use.15 
Impacts will be less than significant per the geotechnical study.  
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a.iv) No Impact. The Cityôs General Plan outlines areas in Highland susceptible to landslides; the 
Project site is generally flat and not located in an area with a high susceptibility to landslide or ground 
subsidence.16 Impacts will be less than significant. 
 
b)  Less than Significant Impact. Topsoil is used to cover surface areas for the establishment and 
maintenance of vegetation due to its high concentrations of organic matter and microorganisms. The 
Project site is located in an already developed area of Highland, although there is the potential to expose 
surface soils to wind and water erosion during construction activities. However, wind erosion would be 
minimized through soil stabilization measures required by SCAQMD Rule 403 (Fugitive Dust), such as 
daily watering. Water erosion would be prevented through the Cityôs standard erosion control practices 
required pursuant to the CBC and the National Pollution Discharge Elimination System (NPDES) 
regulations, such as silt fencing, fiber rolls, or sandbags. Following Project construction, the site itself 
would consist of mostly impervious surfaces and landscaping. Impacts related to soil erosion would be 
less than significant with implementation of existing regulations. 
 
c) Less than Significant Impact. Lateral spreading is the downslope movement of surface sediment 
due to liquefaction in a subsurface layer. The downslope movement is due to a combination of gravity 
and ground shaking. Lateral spreading has been observed to generally take place toward a free face 
(i.e. retaining wall, slope, or channel) and to lesser extent on ground surfaces with a very gentle slope. 
As previously discussed, the Project site is in an area with a low susceptibility to liquefaction, and thus 
a low potential for lateral spreading to occur on the Project site. The Project site is located in a flat 
developed area, and any soil instability on the Project site would not be cause for a landslide. A 
geotechnical investigation conducted on the project site determined that development was feasible with 
consideration to seismic design standards outlined in the CBC. 17  The project is required to be 
constructed in accordance with the CBC, and keeping in compliance with existing CBC regulations 
would limit hazard impacts arising from unstable soils to less than significant levels.  
 
d) No Impact. A geotechnical study conducted determined that near-surface soils in the project site 
are non-expansive, and so there are no design considerations warranted for expansive soils.18 No 
impacts will occur.  
 
e) No Impact. The Project proposes to connect to the existing municipal sewer system. 19  The 
proposed Project would connect to this system and would not require use of septic tanks. No impact 
will occur. 
 
f) Less than Significant with Mitigation Incorporated.  
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4.7 ï  Greenhouse Gas Emissions 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Generate greenhouse gas 
emissions, either directly or 
indirectly, that may have a significant 
impact on the environment? 

Ǐ Ǐ  Ǐ 

b) Conflict with an applicable plan, 
policy or regulation adopted for the 
purpose of reducing the emissions of 
greenhouse gases? 

Ǐ Ǐ  Ǐ 

 
An Energy and Greenhouse Gas Impact Analysis Report was prepared to evaluate the potential energy 
and greenhouse gas impacts associated with the construction and operation of the proposed project. 
This Report is consistent with the guidance and recommendations contained in the South Coast Air 
Quality Management Districtôs (SCAQMD) California Environmental Quality Act (CEQA) Air Quality 
Handbook. The report was prepared by MIG September 2nd, 2022 and is available attached as 
Appendix C. The information presented below is provided in full in the aforementioned report. 
 
a) Less than Significant Impact. Gases that trap heat in the atmosphere and affect regulation of the 
earthôs temperature are known as GHG. Many chemical compounds found in the earthôs atmosphere 
exhibit the GHG property. GHG allow sunlight to enter the atmosphere freely. When sunlight strikes the 
earthôs surface, it is either absorbed or reflected back toward space. Earth that has absorbed sunlight 
warms up and emits infrared radiation toward space. GHG absorb this infrared radiation and ñtrapò the 
energy in the earthôs atmosphere.  

GHG that contribute to climate regulation are a different type of pollutant than criteria or hazardous air 
pollutants because climate regulation is global in scale, both in terms of causes and effects. Some GHG 
are emitted to the atmosphere naturally by biological and geological processes such as evaporation 
(water vapor), aerobic respiration (carbon dioxide), and off-gassing from low oxygen environments such 
as swamps or exposed permafrost (methane); however, GHG emissions from human activities such as 
fuel combustion (e.g., carbon dioxide) and refrigerants use (e.g., hydrofluorocarbons) significantly 
contribute to overall GHG concentrations in the atmosphere, climate regulation, and global climate 
change. Human production of GHG has increased steadily since pre-industrial times (approximately 
pre-1880) and atmospheric carbon dioxide concentrations have increased from a pre-industrial value 
of 280 ppm in the early 1800ôs to 419 ppm in July 2022. 

The 1997 United Nationsô Kyoto Protocol international treaty set targets for reductions in emissions of 
four specific GHG ï carbon dioxide, methane, nitrous oxide, and sulfur hexafluoride ï and two groups 
of gases ï hydrofluorocarbons and perfluorocarbons. These GHG are the primary GHG emitted into the 
atmosphere by human activities. Water vapor is also a common GHG that regulates the earthôs 
temperature; however, the amount of water vapor in the atmosphere can change substantially from day 
to day, whereas other GHG emissions remain in the atmosphere for longer periods of time. Black carbon 
consists of particles emitted during combustion; although a particle and not a gas, black carbon also 
acts to trap heat in the Earthôs atmosphere. The six common GHG are described below. 
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¶ Carbon Dioxide (CO2). CO2 is released to the atmosphere when fossil fuels (oil, gasoline, 
diesel, natural gas, and coal), solid waste, and wood or wood products are burned. 

¶ Methane (CH4). CH4 is emitted during the production and transport of coal, natural gas, and 
oil. Methane emissions also result from the decomposition of organic waste in municipal 
solid waste landfills and the raising of livestock. 

¶ Nitrous Oxide (N2O). N2O is emitted during agricultural and industrial activities, as well as 
during combustion of solid waste and fossil fuels. 

¶ Sulfur Hexafluoride (SF6). SF6 is commonly used as an electrical insulator in high voltage 
electrical transmission and distribution equipment such as circuit breakers, substations, and 
transmission switchgear. Releases of SF6 occur during maintenance and servicing as well 
as from leaks of electrical equipment. 

¶ Hydrofluorocarbons (HFCs) and Perfluorocarbons (PFCs). HFCs and PFCs are 
generated in a variety of industrial processes. Although the amount of these gases emitted 
into the atmosphere is small in terms of their absolute mass, they are potent agents of 
climate change due to their high global warming potential. 

GHG can remain in the atmosphere long after they are emitted. The potential for a particular greenhouse 
gas to absorb and trap heat in the atmosphere is considered its global warming potential (GWP). The 
reference gas for measuring GWP is CO2, which has a GWP of one. By comparison, CH4 has a GWP 
of 28, which means that one molecule of CH4 has 28 times the effect on global warming as one molecule 
of CO2. Multiplying the estimated emissions for non-CO2 GHG by their GWP determines their CO2 
equivalent (CO2e), which enables a projectôs combined GWP to be expressed in terms of mass CO2 
emissions. 
 
Project GHG Emissions 
The proposed project would generate GHG emissions from both short-term construction and long-term 
operational activities. As described in more detail below, the proposed project would not generate short-
term or long-term emissions that exceed the SCAQMD GHG interim threshold of 10,000 Metric Tons of 
Carbon Dioxide equivalent (MTCO2e) per year or the project-specific goal of 6,000 MTCO2e per year.  
 
Construction activities would generate GHG emissions primarily from equipment fuel combustion as 
well as worker, vendor, and haul trips to and from the project site during demolition, site preparation, 
grading, building construction, paving, and architectural coating activities. Construction activities would 
cease to emit GHG upon completion, unlike operational emissions that would be continuous year after 
year until the project is decommissioned. Accordingly, the SCAQMD recommends amortizing 
construction GHG emissions over a 30-year period and including with operational emissions estimates. 
This normalizes construction emissions so that they can be grouped with operational emissions and 
compared to appropriate thresholds, plans, etc. GHG emissions from construction of the proposed 
project were estimated using CalEEMod, Version 2022.1, based on the anticipated construction 
schedule and construction activities described in Section 2.4. The proposed projectôs total construction 
emissions, as estimated using CalEEMod V.2022.1, are shown in Table 8 below. 
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Table 8: Project Construction GHG Emissions 

Source 
Annual GHG Emissions (MT / Year) 

CO2 CH4 N2O  TOTAL MTCO2e 

2023 294 <0.1 <0.0 298 

Amortized GHG Estimate(A) 9.8 <0.1 0.0 9.9 

Source: MIG, 2022 (see Appendix A) 

(A) Emissions are amortized over the life of the Project, which is presumed to be 30 years.  

 
Once operational, the proposed project would generate emissions of GHG from area, energy, mobile, 
water/wastewater, and solid waste sources. The proposed projectôs operational GHG emissions are 
shown in Table 9.  
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Table 9: Project Operational GHG Emissions 

Emission Source  
GHG Emissions (MT / Year) 

CO2 CH4 N2O CO2e 

Project Emissions 

Area .01 <0.1 <0.1 0.1 

Energy 83.8 <0.1 <0.1 84.3 

Mobile 1,967 0.2 0.3 2,053 

Waste 12.3 1.23 0.0 43.0 

Water 47.5 1.1 <0.1 82.8 

Off-Road 0.0 0.0 0.0 0.0 

Amortized Construction 9.5 <0.1 <0.1 9.6 

Site Subtotal(A) 2156.5 2.5 0.3 2309.6 

Existing Site Emissions 

Area 0.2 <0.1 <0.1 0.2 

Energy 80.0 <0.1 <0.1 80.4 

Mobile 246 <0.1 <0.1 252.0 

Waste 2.8 0.1 <0.1 3.9 

Water 0.0 0.1 <0.1 6.0 

Off-Road 46.0 <0.1 <0.1 46.1 

Total Existing Site Emissions(A) 377.0 0.2 <0.1 389.0 

Total Net Change 

Total Project Emissions(A) 1779.5 2.3 0.3 1920.6 

SCAQMD 2020 Interim Threshold 10,000 

Project-specific 2030 GHG Emissions Goal 6,000 

SCAQMD Interim Threshold or Project-specific Goal Exceeded? No 

Source: MIG 2022 (see Appendix A). 

(A) Totals may not equal due to rounding.  

 
As shown in Table 9, the proposed projectôs potential increase in GHG emissions would be below the 
SCAQMDôs 2020 interim threshold for industrial land uses of 10,000 MTCO2e per year, as well as the 
project-specific goal of 6,000 MTCO2e that demonstrates progress toward the Stateôs 2030 GHG 
emission reduction goals. Therefore, the proposed project would not generate GHG emissions that 
have the potential to exceed SCAQMD thresholds. Impacts will be less than significant. 
 
 
b) Less than Significant Impact. The proposed project would not conflict with CARBôs Scoping Plan, 
Sustainable Freight Plan, ACT Program, or regional RTP/SCS. The projectôs consistency with these 
plans is described in more detail below. 
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CARB Scoping Plan 
 

The 2017 Climate Change Scoping Plan is CARBôs primary document used to ensure State GHG 
reduction goals are met. The 2017 Climate Change Scoping Planôs primary objective is to identify the 
measures needed to achieve the 2030 reduction target established under Executive Order B-30-15 and 
SB 32. The major elements of the plan are generally geared toward actions either CARB or other state 
entities will pursue, such as, but not limited to: 

¶ Implementation of the Post-2020 Cap and Trade Program 

¶ Implementation of the LCFS, with an increased stringency (18 percent by 2030); 

¶ Implementation of SB 350, which expands the RPS to 50 percent and doubles energy 
efficiency savings; and 

¶ Implementing the proposed Short-Lived Climate Pollutant Strategy, which focuses on 
reducing CH4 and hydrocarbon emissions by 40 percent and anthropogenic black carbon 
emissions by 50 percent by the year 2030. 

 
Many of the measures identified in the 2017 Scoping Plan Update are not applicable at the proposed 
project level, such as the Cap-and-Trade Program that applies to all large industrial GHG emitters 
(industrial sources emitting more than 25,000 MTCO2e/year), or the reduction in GHG emissions 
associated with electricity utility generators. Although most of these measures would be implemented 
at the State level, the GHG reductions achieved by these state measures would be realized at the local 
level. For example, regardless of actions taken by the County, emissions generated through gasoline 
combustion in motor vehicles within the County of San Bernardino would produce less GHG in 2030 
than they do now. 

In addition to State measures, Appendix B to CARBôs 2017 Scoping Plan Update identifies potential 
actions that could be undertaken at a local level to support the Stateôs climate goals. This appendix is 
organized into two categories Category A applies to code and broad planning documents and is not 
applicable to the proposed project. Category B includes measures that could be considered for 
individual projects. The proposed project is consistent with many of the suggested measures in 
Appendix B through required compliance with SCAQMD rules and the California Green Building 
Standards Code. The project, therefore, would not conflict with the goals of the 2017 Scoping Plan 
Update. 

Sustainable Freight Plan and Act Program 

The proposed project would not conflict with either the Sustainable Freight Plan nor the ACT Program. 
Although the proposed project would include the use of diesel trucks during operation, the Sustainable 
Freight Plan and ACT Program would be implemented at the state-level. Furthermore, the proposed 
project includes sites features that support the future installation of the electrical infrastructure 
necessary to support EV charging at truck docks in the future, which would support the transition to 
zero emission trucks / near zero emission trucks over the next few decades. The proposed projectôs 
GHG emissions would benefit (i.e., be reduced) over the long-term as older, less fuel-efficient, and 
higher polluting engines are decommissioned and replaced by newer, cleaner engines and ZEV trucks. 
 
Southern California Association of Governments RTP/SCS 
 
The Connect SoCal is growth strategy and transportation plan whose primary intent is to demonstrate 
how the SCAG region will meet its GHG reduction target through the year 2045. Many of the measures 
included in the RTP/SCS are focused on: the expansion of, and access to, mass transit (e.g., light rail, 
commuter rail, bus rapid transit, etc.); planning growth around livable corridors; and locating new 
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housing and job growth in high quality transit areas. Collectively, these land use plans, in conjunction 
with measures at the state-level to improve fuel efficiency standards, are designed to meet CARBôs goal 
for the SCAB region for reducing per capita GHG emissions in the region by eight percent by 2020ð
compared with 2005 levelsðand by 19 percent by 2035.  
 
The proposed project would not be located in a TPA nor would it be located in a HQTA; however, the 
project would generate fewer than 110 net daily trips, and so would not cause a substantial increase in 
total citywide or regional VMT according to the SBCTA guidelines (See Section 4.17 below). The project 
meets VMT screening criteria. In addition, the project is an industrial facility, which would not conflict 
with housing land use strategies contained in the RTP/SCS. For these reasons, the project would not 
conflict with or otherwise obstruct implementation of Connect SoCal. 
 
San Bernardino County Regional Greenhouse Gas Reduction Plan 
 
The projectôs GHG emissions would not conflict with the Regional Greenhouse Gas Reduction Plan 
(Reduction Plan). The project would be consistent with the General Plan policies that form the basis 
Highlandôs emission reduction measures in the Reduction Plan. In addition, the project contains design 
features, that support the goals of the Reduction Plan.  Therefore, the project would be consistent with 
the Reduction Plan. 
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4.8 ï  Hazards and Hazardous Materials 

 

Would the project: 

 Potentially 
Significant 

Impact 

 Less Than 
Significant with 

Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Create a significant hazard to the 
public or the environment through the 
routine transport, use, or disposal of 
hazardous materials? 

Ǐ Ǐ  Ǐ 

b) Create a significant hazard to the 
public or the environment through 
reasonably foreseeable upset and 
accident conditions involving the 
release of hazardous materials into 
the environment? 

Ǐ Ǐ  Ǐ 

c) Emit hazardous emissions or handle 
hazardous or acutely hazardous 
materials, substances, or waste within 
one-quarter mile of an existing or 
proposed school? 

Ǐ Ǐ  Ǐ 

d) Be located on a site which is included 
on a list of hazardous materials sites 
compiled pursuant to Government 
Code Section 65962.5 and, as a 
result, would it create a significant 
hazard to the public or the 
environment? 

Ǐ Ǐ Ǐ  

e) For a project located within an airport 
land use plan or, where such a plan 
has not been adopted, within two 
miles of a public airport or public use 
airport, would the project result in a 
safety hazard or excessive noise for 
people residing or working in the 
project area? 

Ǐ Ǐ  Ǐ 

f) Impair implementation of or physically 
interfere with an adopted emergency 
response plan or emergency 
evacuation plan? 

Ǐ Ǐ  Ǐ 

g) Expose people or structures, either 
directly or indirectly, to a significant 
risk of loss, injury or death involving 
wildland fires? 

Ǐ Ǐ  Ǐ 
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A Phase I Environmental Site Assessment, dated March 1st, 2022 was prepared for the project. A Phase 
II Subsurface Investigation Report was prepared and dated March 31st, 2022. Both were prepared by 
Partner Engineering and Science, Inc., and are included in Appendix D and Appendix K. A Soil 
Management Plan was additionally prepared June 28th, 2022, and is attached as Appendix M. The 
information in this section relates to hazards and hazardous wastes and is based on the information 
and analysis provided in the Phase I ESA and Phase II Investigation Report. 
 
a) Less than Significant Impact. Implementation of the project could create significant hazards as a 
result of the routine transport, use, or disposal of hazardous materials during the construction of the 
proposed project and subsequent operation of the project. 
 
The results of the Phase I Environmental Site Assessment found evidence of two recognized 
environmental conditions (REC) in the form of two single post hydraulic lifts observed in the service 
building of S&S Inland Star Property _(Property-11 in the assessment). Personnel interviewed indicated 
the southern lift has been leaking for years. No controlled recognized environmental conditions (CREC) 
were observed.  Nine Historical REC, or HRECs, were observed; six at Property-2 (26999 5th Street) 
and three at Property-13 (27111 East 5th Street). These were former underground storage tanks that 
were removed in 1997 under the supervision of the San Bernardino County Fire Department (SBCFD). 
Closure letters were issued by the SBCFD for Property-2 on December 17, 1997, and for Property-13 
on June 27, 1997. A fuel dispenser island and canopy were not removed from Property-2, and no soil 
samples were taken at the time of removal of the Underground Storage Tanks (USTs). The Phase I 
ESA identified multiple Business Environmental Risks (BERs), which are risks that have an 
environmental impact on the use of the land, but not related to issues required to be investigated. The 
identified BERs include: significant oil staining, a potential concrete sump, suspected asbestos-
containing materials and lead-based paints in older buildings, at least four residential septic tanks, and 
a former water well. The BERs listed are recommended to have testing done to confirm their presence, 
and if encountered, be removed. 
 
A Phase II Subsurface Investigation Report was conducted to ascertain the potential impact of 
petroleum hydrocarbons (TPH-cc) and fuel-related volatile organic compounds (VOCs) to soil from 
potential releases from the hydraulic lifts and fuel dispenser island. None of the soil samples tested 
from the site indicated a release of TPH-cc and fuel-related VOCs exceeding regulatory guidelines, and 
were concluded to not represent an environmental concern. The report additionally indicated that it is 
likely UST piping remains on-site near the dispenser island and canopy, and if encountered in the future, 
removal and soil sampling is recommended.  
 
Short-term Activities (Construction): Project construction activities would involve the temporary use and 
transport of fuels, equipment, earth and building materials, among other potentially hazardous 
materials. The contractor would be required to develop and adhere to a Health and Safety Plan, which 
pursuant to California state Health and Safety Code Chapter 6.95, Division 20 (§§ 25500-25532), would 
minimize potentially hazardous effects of handling potentially hazardous materials during construction. 
Construction operations would require the removal, clean up, and proper disposal of RECs and BERs 
identified at the project site. Per the Subsurface Investigation Report, on-site soils tested were 
determined to be within regulatory guidelines for TPH-cc and fuel-related VOCs. Impacts to the 
surrounding area through the disposal of on-site hazardous materials and waste would be less than 
significant. The Project will be in the jurisdiction, and in compliance, of the Environmental Protection 
Agency (EPA) and County of San Bernardino, which manage the inspection, regulation, transportation, 
use, and disposal of hazardous materials in Highland. Impacts will be less than significant impact. 
 
Long-term Activities (Operation): With regard to project operation, the site is zoned as Business Park, 
which are designated for light industrial, research and development, and office uses. The proposed 
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project is an industrial facility, meant for the storage and movement of materials. The specific materials 
moved through the proposed industrial facility site are unknown prior to its construction. In compliance 
with the San Bernardino County Hazardous Waste Management Plan (HWMP), the City of Highland 
requires businesses that use or generate hazardous materials to keep an inventory of the amounts and 
types on-site. The transport, use, and/or disposal of hazardous materials is not associated with or 
expected with this project. The project will generate limited amounts Household Hazard Waste (HHW), 
wastes prohibited or discouraged from being disposed of at local landfills. The San Bernardino County 
Fire Protection District operates a Household Hazardous Waste Program, with 14 permanent HHW 
collection facilities. These facilities will allow easy disposal of any HHW generated on-site. Further, the 
project will be in compliance of Chapter 16.40.130 ñHazardous Materials Managementò of the Highland 
Municipal Code, which regulates the use and disposal of hazardous materials by businesses in 
Highland. Following local regulations the use of common household hazardous materials, created 
waste, and their disposal do not present a substantial health risk to the community. Impacts associated 
with the routine transport, use, or disposal of hazardous materials or wastes would be less than 
significant.  
 
b) Less than Significant Impact. According to the State Water Resources Control Board there are 
no open cases of leaking underground storage tanks (LUST) on site (see section d). Former USTs on 
site were removed in 1997. As previously discussed, the Phase I ESA identified two hydraulic lifts on-
site as recognized environmental conditions (RECs), which refer to the presence of hazardous 
substances in, on, or at the project site due to a release or potential release into the environment. The 
southern hydraulic lift was reported to have a leak for many years, and a fuel dispenser island was left 
over from one of the removed USTs. A subsequent Phase II Subsurface Investigation Report tested 
soil samples to evaluate the potential impacts of petroleum hydrocarbons and fuel-related VOCs from 
a release from these conditions. None of the samples tested contained concentrations of TPH-cc and 
VOCs exceeding regulatory guidelines. It was concluded there was no release of environmental 
concern in the area. A Soil Management Plan was prepared in addition to the Phase II ESA, as a 
measure to protect workers incase subsurface areas of concern are identified during redevelopment 
(see Appendix M). Impacts would be less than significant as long in regards to the subsurface release 
of hazardous materials into the environment.  
 
Development on the project site began in the 1930s with several residential structures, and in 1975 a 
commercial structure was built. Between 1985 and 89 more commercial buildings were built and 
expanded. Due to the age of many buildings on the project site, the Phase I ESA determined that there 
is the potential that older structures may contain asbestos-containing materials (ACMs) and/or lead-
based paints (LBPs). These are considered Business Environmental Risks (BERs) and sampling of 
possible ACMs and LBPs will need to be done prior to any construction activities to confirm their 
presence and prevent possible exposure. SCAQMD Rule 1403 (Asbestos Emissions from 
Demolition/Renovation Activities) requires work practices that limit asbestos emissions from building 
demolition and renovation activities, including the removal and disturbance of ACM.20 This rule is 
designed to protect uses and persons adjacent to demolition or renovation activity from exposure to 
asbestos emissions. The applicant must also notify SCAQMD of their intent to perform demolition or 
renovation of any buildings that may contain asbestos prior to demolition and requires that all ACM is 
removed prior to any demolition. Rule 1403 establishes notification procedures, removal procedures, 
handling and clean-up procedures, storage, disposal, landfilling requirements, warning label 
requirements, and some methods of dry removal that must be implemented. Exposure of surrounding 
land uses to lead from demolition activities is generally not a concern because demolition activities do 
not result in appreciable emissions of lead. Testing, monitoring, containment, and disposal of lead-
based materials will comply with all Cal/OSHA standards and regulations under California Construction 
Safety Orders for Lead section 1532. Other BERs identified on the project site include oil spillage in 
former auto-maintenance areas, four septic tanks systems, and a potential concrete sump. Oil-stained 
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soils should be disposed of if encountered, the sump and septic tanks removed and abandoned with 
regard to local requirements. Impacts to the public through the accidental release of hazardous 
materials would be less than significant with diligent sampling and removal methods taken. 
 
 
c) Less than Significant Impact. Highland Head start is a child daycare center located at the southwest 
corner of 5th Street and Central Avenue, approximately 100 feet west of the project site. Highland Head 
start is a daycare facility with an outdoor playground area enclosed in fencing on the property, and 
services children ages 0 to 6. Students of Highland Head start are considered among the sensitive 
receptor groups analyzed in the Air Quality and Health Risk Assessment Report, which determined that 
the proposed project would have a less than significant impact on sensitive receptors; see section 4.3c.  
 
d) No Impact. The proposed project is not located on a site listed on the state Cortese List, a 
compilation of various sites throughout the state that have been compromised due to soil or groundwater 
contamination from past uses.21  
 
Based upon review of the Cortese List, the project site is not: 
 
Á listed as a hazardous waste and substance site by the Department of Toxic Substances Control 

(DTSC),22  
Á listed as a leaking underground storage tank (LUST) site by the State Water Resources Control 

Board (SWRCB),23  
Á listed as a hazardous solid waste disposal site by the SWRCB,24  
Á currently subject to a Cease and Desist Order (CDO) or a Cleanup and Abatement Order (CAO) 

as issued by the SWRCB,25 or 
Á developed with a hazardous waste facility subject to corrective action by the DTSC.26 

 
e) Less than Significant Impact. The project site is located less than a mile from the northeastern 
corner of a runway from the San Bernardino International Airport (SBIA). The airport is located on the 
former Norton Airforce Base, outside of the City of Highland in San Bernardino, and is used mostly for 
cargo shipment; passenger flights are scheduled to begin operating out of the airport in August 2022. 
The next closest airport is Redlands Municipal Airport located approximately 6.3 miles southeast of the 
project site. Highland has no direct authority over nearby airports, and as such, plans and regulations 
created by local, state, and federal airport authorities inform land use planning in Highland. San 
Bernardino County has delegated each airport proprietor to create individual Airport Land Use 
Compatibility Plans, rather than establish an Airport Land Use Commission. The San Bernardino 
International Airport Authority (SBIAA) is a State-created authority that serves as the owner, developer, 
and operator of that airportôs aviation functions. 
  
The Project site is zoned as Business Park (BP) allowing for light industrial uses, wholesaling, and/or 
warehousing in an enclosed building. The 5th Street Corridor is zoned for BP uses specifically because 
of its proximity to the SBIA, and its potential to create business and employment opportunities. The 
project site will be developed and operated in cooperation with the SBIAA, and will not encroach on 
airport property. The project site is outside of the SBIAA noise contour maps and will not expose persons 
residing or working in the project area to excessive airport noise hazards. The project site is located in 
the SBIA influence area, however, according to the Highland Zoning Map, it is within Zone E of the 
influence area, representing a negligible risk level. The SBIA is not an approving agency for the 
proposed project. The proposed project will adhere to Highlandôs Municipal Code, Chapter 8.50 Noise 
Control and Title 16 Land Use and Development. The project site lies within the 65dB Community Noise 
Equivalent Level noise contour and will not exceed the CNEL range from 65 to 70 dB, the level of noise 
acceptable for people in the vicinity of an airport as set by Californiaôs Airport Noise Regulations. The 
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proposed project will adhere to noise and safety policies set in the Highlandôs General Plan Airport, 
Public Health and Safety, and Noise Elements. The industrial facility building is proposed to be above 
City requirements, so a major variance for construction was applied for and approved by the City of 
Highland. Additionally, a Notice of No Hazard was granted for the proposed project by the Federal 
Aviation Authority (FAA, See Appendix H). Impacts will be less than significant. 
 
f) Less than Significant Impact. Per California Fire and Building Codes, sufficient space will have to 
be provided around the buildings for emergency personnel and equipment access and emergency 
evacuation. The project includes 10 ft. landscaping setbacks and 20 ft. building setbacks around the 
parking stalls and proposed building so as not to interfere with emergency access to and evacuation 
from the facility. Construction operations conducted at the project site will not significantly impede the 
flow of traffic on major evacuation routes in and around the City of Highland, which include Highways 
10, 210, and 215.  The project would not impair implementation of or physically interfere with an adopted 
emergency response plan or evacuation plan because no permanent public street or lane closures are 
proposed. Construction work in the street associated with the project would be limited to a nominal 
potential traffic diversion. Project impacts would be less than significant. 

 
g) Less than Significant Impact. The project site is not located within or near any State Responsibility 
Areas27 or other wildland areas. The nearest such area is located east outside of the City of Highland. 
Any potential impacts related to wildland fire would be less-than-significant. 
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4.9 ï  Hydrology and Water Quality 

 

Would the project: 

 Potentially 
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a) Violate any water quality standards or 
waste discharge requirements or 
otherwise substantially degrade 
surface or ground water quality? 

Ǐ Ǐ  Ǐ 

b) Substantially decrease groundwater 
supplies or interfere substantially with 
groundwater recharge such that the 
project may impede sustainable 
groundwater management of the 
basin? 

Ǐ Ǐ  Ǐ 

c) Substantially alter the existing 
drainage pattern of the site or area, 
including through the alteration of the 
course of a stream or river or through 
the addition of impervious surfaces, in 
a manner which would: 

Ǐ Ǐ  Ǐ 

i) result in substantial erosion or 
siltation on- or off-site; Ǐ Ǐ  Ǐ 

ii) substantially increase the rate or 
amount of surface runoff in a manner 
which would result in flooding on- or 
off-site; 

Ǐ Ǐ  Ǐ 

iii) create or contribute runoff water 
which would exceed the capacity of 
existing or planned stormwater 
drainage systems or provide 
substantial additional sources of 
polluted runoff; or 

Ǐ Ǐ  Ǐ 

iv) impede or redirect flood flows? Ǐ Ǐ Ǐ  

d) In flood hazard, tsunami, or seiche 
zones, risk release of pollutants due 
to project inundation? 

Ǐ Ǐ Ǐ  

e) Conflict with or obstruct 
implementation of a water quality 
control plan or sustainable 
groundwater management plan? 

Ǐ Ǐ  Ǐ 
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A Preliminary Water Quality Management Plan (WQMP), dated July 14th, 2022, was prepared and 
approved for the project, and is included as Appendix N. The information in this section relates to 
hydrology and water quality and is based on information and analysis provided in the WQMP 
 
a) Less than Significant Impact. The project site is zoned as Business Park (BP), meant for light 
industrial development, warehousing, wholesaling, and other commercial or manufacturing purposes.  
By their nature, these kinds of facilities require a significant amount of parking, truck-staging, and vehicle 
circulation, in addition to the building facilities themselves. This in turn increases the amount of 
impermeable surfaces and the amount of flows into storm drains. Landscape coverage around the 
project site serves to provide relief for this.  
 
The project site is partially developed and currently used for light manufacturing and equipment storage. 
The project includes the construction of a industrial facility building and associated parking and 
landscape improvements. A Water Quality Management Plan (WQMP) was created in order to comply 
with the requirements of the City of Highland and the NPDES Areawide Stormwater Program. Five 
distinct drainage areas were identified on the project site. Two drainage areas on the west and easterly 
sides of the building along 3rd Street direct surfaces flows to inlets, where runoff is collected in an 
underground stormwater drainage pipeline, and moved to underground infiltration systems (STC #1 and 
STC #2). Storms where runoff exceeds the capacity of these infiltration systems will be directed to a 
new connection to the  3rd Street storm drain line. In addition, hydrodynamic separators are proposed 
as pre-treatment Best Management Practices (BMPs), located upstream of the underground infiltration 
systems. There are an additional three drainage areas on 5th Street, Central Avenue, and 3rd Street; all 
of which are considered self-treating with respect to storm water quality treatment, and all of which 
outlet excess runoff through under sidewalk drains or culverts onto the gutters of their respective street.  
 
The plan also requires non-structural and structural source control Best Management Practices (BMPs) 
to be incorporated to reduce pollution from the project. Non-structural BMPs to be incorporated into the 
Project include, but are not limited to: education of property owners, tenants, and occupants on contents 
of WQMP; activity restrictions; irrigation and pesticide management BMPs; BMP maintenance; a site-
specific Spill Contingency Plan; compliance with Local Water Quality Ordinances; a litter/debris control 
program; drainage facilities inspected, cleaned, and maintained annually; and loading docks, driveways, 
and parking lots regularly cleaned and swept. Structural BMPs to be incorporated into the Project 
include: storm drain system stenciling and signage; construction of outdoor trash and waste storage 
areas; efficient landscape design and irrigation systems; landscaped areas at a minimum of 1 inches 
below the curb, sidewalk, or pavement; and dock areas maintained and swept. All BMPs included as 
part of the project WQMP are required to be maintained through regular scheduled inspection and 
maintenance. 
 
The project is also subject to preventative low-impact development (LID) site design requirements. 
Design features intended to comply with these requirements will include disconnecting impervious 
areas, preserving existing drainage patterns, maximizing the natural infiltration capacity, and prohibiting 
heavy construction vehicles from unnecessary soil compaction.  
 
The project will be required to adhere to all Santa Ana Regional Water Quality Control Board 
(SARWQCB) permitting requirements for construction and NPDES standards for stormwater runoff. 
With adherence to SARWQCB permitting requirements and NPDES standards, implementation of non-
structural and structural BMPs, and adherence to LID design requirements, impacts to water quality 
standards or waste discharge requirements will be less than significant. 
 
b) Less than Significant Impact. Free water beneath the project site was not found, and any 
subsurface waters underneath the project site were determined to be at a depth in excess of 35+ ft. The 
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nearest monitoring well is located approximately 2,000 ft. southeast of the project site. Readings 
indicate a high of 52 + ft. below the grounds surface in October 1984. The most recent reading available 
via the Geotracker website was from June 2016, with a depth to groundwater of approximately 220 ft. 
below ground surface with an inferred flow direction south. The low water tables recorded indicate the 
Project will have a less than significant impact on groundwater supplies.  
 
There is a nearby former landfill site in the northeast corner of the San Bernardino International Airport, 
currently overseen by the Department of Toxic Substances Control and the Santa Ana River Water 
Quality Control Board. No disturbance of groundwater is anticipated from the former landfill site or from 
grading. The proposed building footprint and pavement area would increase impervious surface 
coverage on the site, thereby reducing the total amount of infiltration onsite. However, the proposed 
project will have two infiltration systems installed on site, southeast and southwest of the building. The 
bottoms of these sites will be approximately 10 to 12 + ft. below the existing site grades, and are 
determined to be located at least 25 feet away from the building and any retaining walls. The project 
site is not utilized for groundwater recharge and will include landscaping that will contribute to infiltration. 
The updated infiltration and landscaping will be beneficial. The development of the project site will have 
a less than significant impact on the groundwater table level. 
 
c.i) Less than Significant Impact. According to the City of Highland General Plan, Conservation and 
Open Space Element, the City lies at the base of several regional watersheds, notably the Santa Ana 
River watershed, with the river located approximately 1.5 miles south of the project site. The river and 
its tributaries do not intersect the project site. Further, the project will not result in the significant 
alteration of drainages and drainage patterns, as existing drainage facilities on-site will be regularly 
maintained as stated previously. Proper maintenance of drainage facilities will decrease the likelihood 
of erosion of sensitive stream habitats, and as such any impacts to streams or rivers near the project 
site will be less than significant. 
 
c.ii) Less than Significant Impact. No streams traverse the project site; thus, the project would not 
result in the alteration of any stream course. During construction, the Project applicant would be required 
to comply with drainage and runoff guidelines pursuant to Highland Municipal Code Chapter 16.64.070. 
With regard to project operation, construction of the project would increase the net area of impermeable 
surfaces on the site; therefore, increased discharges to the Cityôs existing storm drain system may 
occur. Surface runoff associated with the proposed development would be collected on site through 
multiple drainage areas and infiltration systems, and conveyed to the Cityôs storm drainage system. All 
drainage plans are subject to City review and approval. The project site is zoned for light industrial uses 
and as a result could increase pollutants entering drainage systems. Pre-treatment BMPs are proposed 
for two drainage facilities on-site, as well as general non-structural and structural BMPs throughout the 
project site, which will assist in protecting downstream water quality. Compliance with local drainage 
guidelines and implementation of pollutant-related BMPs would make potential impacts less than 
significant.  
 
c.iii) Less than Significant Impact. Development of the proposed project would increase the net area 
of impermeable surfaces on the site. Runoff will be collected through multiple drainage areas would be 
collected on site and conveyed to two on-site infiltration systems basin and then conveyed to the Cityôs 
storm drainage system. All drainage plans are subject to City review and approval. The proposed project 
is zoned for light industrial use and could result in substantial pollutant loading. Non-structural and 
structural BMPs are required to be incorporated to protect downstream water quality. With proper 
maintenance of drainage facilities and adherence to BMPs, impacts would be less than significant.  
 
c.iv) No Impact. According to flood maps prepared by the Federal Emergency Management Agency 
(FEMA), the Project site is located in an area designated ñOther Flood Area, Zone Xò; which is an area 
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encompassing the following criteria: 0.2% annual chance flood; area of 1% annual chance flood with 
average depths of less than 1 foot or with drainage areas less than 1 square mile; and an area protected 
by levees from 1% annual chance flood. The project site is in an area of minimal flood hazard, and will 
not impede or redirect flood flows. No impacts will occur.  
 
d) No Impact. The City is not exposed to tsunami hazards due to its inland location. In addition, 
according to the Public Health and Safety Element of Highlandôs General Plan, most of the City is within 
the dam inundation area of the Seven Oaks Dam. However, the project site is not located in the dam 
inundation area, and is located in a 500-year floodplain. As previously stated, according to FEMA, the 
project site is in an area of minimal flood hazard. No impacts will occur. 
 
e) Less than Significant Impact. The Santa Ana Regional Water Quality Control Board's 
(SARWQCB) Basin Plan is designed to preserve and enhance water quality and protect the beneficial 
uses of all regional waters. Development of the proposed project will be required to adhere to 
requirements of the Basin Plan. This includes the incorporation of best management practices (BMPs) 
to protect water quality during construction and operational periods. Per the preliminary WQMP, the 
proposed project is required to implement non-structural and structural BMPs to reduce runoff and 
pollutants entering waterways. Development of the project site would be subject to all existing water 
quality regulations and programs, including all applicable construction permits. Existing General Plan 
policies related to groundwater quality are applicable to the project. The Conservation and Open Space 
Element includes policies that would limit potential water quality impacts to surface water and 
groundwater resources. Implementation of General Plan policies, adherence to the Storm Water Quality 
Management Plan, and the Regional Basin Plan, would ensure that water quality impacts related to the 
proposed project would be less than significant. 
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4.10 ï  Land Use and Planning 

Would the project: 

 Potentially 
Significant 

Impact 

Less Than 
Significant 

with Mitigation 
Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

a) Physically divide an established 
community? Ǐ Ǐ Ǐ  

b) Cause a significant environmental 
impact due to a conflict with any land 
use plan, policy, or regulation adopted 
for the purpose of avoiding or 
mitigating an environmental effect? 

Ǐ Ǐ Ǐ  

 
a) No Impact. The project site is comprised of 11 rectangular parcels with 4 small existing structures 
used for various light-industrial or manufacturing uses including, but not limited to, equipment storage 
and truck parking facilities. The project site is surrounded by commercial, industrial, and transportation-
related land uses, and will not include the reconfiguration of existing roadways or streets. There are 
residential uses near the project site, however the project will not divide an established community and, 
as such, no impacts will occur.  
 
b) No Impact. The project would not conflict with existing land uses, as designated in the General Plan 
Land Use Plan.28 The proposed project is located within the City of Highland with the Zoning designation 
of Business Park (BP). The site is not located in a specific plan area and does not conflict with any other 
land use plan, policy or regulation of any agency with jurisdiction over the project adopted for the 
purpose of avoiding or mitigating an environmental effect. No impact will occur. 
 


























































































